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AGENDA

• Welcome & Introductions 

• Housing Development Fund 

• Charlotte Housing Opportunity Investment Fund

• Proposed RFP Schedule

• Developer Comments & Input
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BACKGROUND

• Creating new affordable housing

• Preserving existing affordable housing

• Creating family self-sufficiency
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August 2018, City Council adopted the Housing Charlotte 
Framework built on three pillars:
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HOUSING DEVELOPMENT FUND
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HOUSING TRUST FUND
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• Established in 2001

• Funded through voter-approved general obligation bonds 
(biannual)

• Since 2002, over $260M has been approved by City Council to 
fund over  12,000 units and shelter beds
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HOUSING TRUST FUND
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• Provides gap financing to both non-profit and for-profit 
developers for affordable housing throughout the City

• Flexible structuring

• At least 20% of the units must be targeted to 30% AMI 
Households
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HOUSING TRUST FUND
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• Typical HTF financing structure:

• Is “Soft” financing

• Min 20-year cashflow contingent loan

• Requires a minimum Debt Coverage Ratio of 1.15

• Has debt service payments that are accruing cash flow 
contingent

• Is subordinated debt
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HTF EVALUATION CRITERIA
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I. City Policies

• Number of years affordable
• Neighborhood displacement and 

revitalization

II. Development Strength

• Number of affordable units
• Income: 60% or less Area Median 

Income ($57,780)
• Use of PBV’s

III. Developer Experience

• Developer track record
• Property Management
• Maximum of two HTF awards

IV. Financial Strength

• Leverage of city funds
• City investment per unit

V. Market Study/Compliance
• Proposed site

• Demand and capture rate

• Compliance Monitoring

VI. Community Engagement: 
• Convene at least two 

neighborhood meetings to 
present proposed 
development to community

VII. Site Score: 
• Proximity 
• Access
• Change
• Diversity
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PROPOSAL REVIEW PROCESS
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City/LISC issues 
Request for Proposals 

(RFP)

City Council receives 
notification of 
submissions

Review by City Staff

Proposal Summaries 
to City Council 

City Council Action 
Review Meeting

City Council Vote at 
following Business 

Meeting*

Phase II
Investment Review

(10 – 15 days)

Phase III
Investment Funding
(Contingent on LIHTC 
award as applicable)

Phase IV
Construction and 

Monitoring

*Projects involving state housing bonds
require subsequent Council action

Phase I



City of Charlotte | Housing & Neighborhood Services

WHAT’S NEW FOR THE JANUARY 2023 ROUND?

• Homeownership Component Included

• Developers to absorb up to $25,000 in legal closing costs

• Annual Asset Management Fee $50/unit /year escalating 
3% 

• At least 10% of the units targeted to 30% AMI households 
must be rented to Voucher holders 

• Source of Income Protection Policy for households with 
rental subsidies

• Must use Accela Planning Software to submit sketch plans

• Federal HOME/CDBG Funds available

• New Homeownership Checklist & Workbook

• Firm funding commitment expirations  

10



City of Charlotte | Housing & Neighborhood Services

WHAT’S NEW FOR THE JANUARY 2023 ROUND?

• Tiered Review Process

• New Construction Multifamily developments will be 
reviewed in two tiers

• Tier 1

• Projects that meet tier 1 funding limits

• Agreed to accept some or all of their award in federal 
funding

• Are eligible and apply for NCHFA RPP funding

• Development located in district 6 or 7

• Tier 2 

• All other projects

• NOAH, Supportive Housing and single-family projects 
reviewed separately
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PROPOSED REQUEST FOR PROPOSAL SCHEDULE
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PROPOSED HTF/CHOIF RFP SCHEDULE
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Milestone Dates

Post RFP / Receive Questions January 13/20, 2023

Sketch Plan Review  By March 17 , 2023

Proposal Submission Deadline February 10, 2023

Market Study Due Date March 13, 2023

Final Planning Support Letter April 5, 2023

City Council Approval April 24, 2023



Charlotte Housing Opportunity Investment Fund
January 12, 2023



Disclaimer

This presentation is not, and nothing in it should be construed as, an 

offer, invitation or recommendation in respect of the Company’s 

credit facilities or any of the Company’s securities, or an offer, 

invitation or recommendation to sell, or a solicitation of an offer to 

buy, the facilities or any of the Company’s offerings in any 

jurisdiction. Neither this presentation nor anything in it shall form the 

basis of any contract or commitment. This presentation is not 

intended to be relied upon as advice to investors or potential 

investors and does not take into account the investment objectives, 

financial situation or needs of any investor. All investors should 

consider such factors in consultation with a professional advisor of 

their choosing when deciding if an investment is appropriate. 

The Company has prepared this presentation based on information 

available to it, including information derived from public sources that 

have not been independently verified. No representation or 

warranty, express or implied, is provided in relation to the fairness, 

accuracy, correctness, completeness or reliability of the information, 

opinions or conclusions expressed herein.  These projections 

should not be considered a comprehensive representation of the 

Company’s cash generation performance.  The financial information 

included in this presentation is preliminary, unaudited and subject to 

revision upon completion of the Company's closing and audit 

processes.  This financial information has not been adjusted to 

reflect the outcome of any reorganization of the company’s capital 

structure, the resolution or impairment of any pre‐petition 

obligations, and does not reflect fresh start accounting which the 

company may be required to adopt.   

All forward–looking statements attributable to the Company or 

persons acting on its behalf apply only as of the date of this 

document, and are expressly qualified in their entirety by the 

cautionary statements included elsewhere in this document. The 

financial projections are preliminary and subject to change; the 

Company undertakes no obligation to update or revise these 

forward–looking statements to reflect events or circumstances that 

arise after the date made or to reflect the occurrence of 

unanticipated events.  Inevitably, some assumptions will not 

materialize, and unanticipated events and circumstances may affect 

the ultimate financial results.   Projections are inherently subject to 

substantial and numerous uncertainties and to a wide variety of 

significant business, economic and competitive risks, and the 

assumptions underlying the projections may be inaccurate in any 

material respect. Therefore, the actual results achieved may vary 

significantly from the forecasts, and the variations may be material.

AN INVESTMENT IN A FUND ENTAILS A HIGH DEGREE OF 

RISK, INCLUDING THE RISK OF LOSS. There is no assurance 

that a Fund’s investment objective will be achieved or that investors 

will receive a return on their capital. Investors must read and 

understand all the risks described in a Fund’s final confidential 

private placement memorandum and/or the related subscription 

documents before making a commitment. The recipient also must 

consult its own legal, accounting and tax advisors as to the legal, 

business, tax and related matters concerning the information 

contained in this document to make an independent determination 

and consequences of a potential investment in a Fund, including US 

federal, state, local and non-US tax consequences.

PAST PERFORMANCE IS NOT INDICATIVE OF FUTURE 

RESULTS OR A GUARANTEE OF FUTURE RETURNS. The 

performance of any portfolio investments discussed in this 

document is not necessarily indicative of future performance, and 

you should not assume that investments in the future will be 

profitable or will equal the performance of past portfolio investments. 

Investors should consider the content of this document in 

conjunction with investment fund quarterly reports, financial 

statements and other disclosures regarding the valuations and 

performance of the specific investments discussed herein.

EXTERNAL SOURCES. Certain information contained herein has 

been obtained from third-party sources. Although the Company 

believes the information from such sources to be reliable, the 

Company makes no representation as to its accuracy or 

completeness.

LISC Fund Management, LLC (the “Company”) is registered with 

the U.S. Securities and Exchange Commission as an investment 

adviser.



$26.7 billion invested

$75 billion in total development 

About LISC  Since 1979, LISC has been creating an impact

AA- S&P Rated CDFI

Based on LISC’s financial 

stability, track record of 

performance and community 

impact. 

78.5 million sf
of community, retail and 

commercial space 

including:

• Early childhood centers

• Schools

• Fields/recreational spaces

• Healthcare centers

119,000+ Children
Served each year through 227 

schools & early childhood 

centers

463,215 Homes
Affordable homes built and/or 

preserved

435 Athletic fields
and recreational spaces 

serving 745,000 children

38
OFFICE LOCATIONS

NATIONWIDE

105 Healthy Food 

Projects
Including grocery stores and 

farmers markets
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ALBERT
“RUSTY”
MILLS

DEPUTY
DIRECTOR

RALPHINE

CALDWELL

EXECUTIVE
DIRECTOR

Since 2019, LISC Charlotte has invested over $60 million in 

the Charlotte community. 

The Local LISC Charlotte Team
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BEN 
GLISPIE

SENIOR ORIGINATOR

TIFFANY
DURR

SENIOR DIRECTOR, 
FUND INVESTMENTS

GEORGE 
ASHTON

MANAGING 
DIRECTOR

We are mission driven investment experts dedicated to 

capitalizing communities of opportunity across the US.

EMILY
HARDIN

DIRECTOR, CREDIT & 
UNDERWRITING

The National LISC Fund Management Team

These team members support deployment of CHOIF

See the rest of the national team at www.liscstrategicinvestments.org. 
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http://www.liscstrategicinvestments.org/


LISC Fund Management

ManagementDeploymentDevelopmentDesign

❑ Market assessment

❑ Local community 

engagement

❑ Product development

❑ Financial modeling and 

fund structuring

❑ Private public partnership 

assessment 

❑ Capital raising

❑ Investor relations

❑ Legal structuring

❑ Marketing fund products

❑ Due diligence

❑ Garnering local community 

and municipality support

❑ Deal originations

❑ Underwriting, approval 

and closing

❑ Investment decision 

making (delegated 

authority)

❑ Marketing fund 

investments & successes

❑ Fund administration

― Accounting

― Servicing

― Financial reporting

❑ Asset management

❑ Program and financial 

compliance

❑ Impact design, 

measurement and 

monitoring

Ongoing implementation, measurement and project management

The LISC Fund Management team structures, launches, and manages specialty investment funds with 

a mission focused on inclusive economic development and creating communities of opportunity.  Our 

core service include:
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CHOIF is a private investment fund focused on addressing 
the Charlotte’s affordable housing crisis by creating and 
preserving affordable housing and leveraging the City of 
Charlotte Housing Trust Fund (HTF) to deepen the impact.

LISC manages and deploys CHOIF dollars through tailored 
investment products geared to maximize Charlotte HTF’s 
dollars alongside low-cost debt, housing vouchers, and 
private capital.

20



21

CHOIF Overview

CHOIF was launched in 2019 with $53 million in commitments and closed on $43 million in third 

party capital. 

LISC Charlotte in conjunction with LISC Fund Management, mange the CHOIF and partners directly 

with the City of Charlotte to maximize and leverage the private and public capital. 

As of 3/31/2022

1,459
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CHOIF Goals & Impact Metrics

CHOIF Impact Focus Key Metrics

Capital Deployment # closed deals

$ Equity and debt investment

Affordability # of affordable units

% of units at or below 30% AMI

Areas of Opportunity Proximity to transit, healthcare, grocery, childcare/schools 

and jobs. 

Community Stability Affordability term

Community engagement

Maximizing HTF $ of HTF leveraged

Timeline for deployment of CHOIF

The CHOIF’s primary goal is to increase the availability of of and access to quality, community driven 

affordable housing in areas of opportunity by investing private capital to develop new or preserve 

existing housing. 



Debt

• Senior or Subordinate

• $3 million max per project

• Max 95% LTV

• Rate: 3.75% 

• Amortization 35 years after interest only 
period

• Term up to 18 years

• DSCR minimum (all in)1.10x stabilized, 
amortizing

• Full recourse to borrower and sponsor 
until stabilization. 

Equity

• Non-LIHTC projects

• Preferred or Common

• $3 million max per project

• 5% IRR

• Equity requirement of 5% (preferred) or 
10% (common) from Sponsor. 
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CHOIF Products
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CHOIF Underwriting Guidelines

Term Guideline

Vacancy Minimum 5% 

Exit Analysis 70% LTV, 6% Cap Rate on proforma NOI

Developer Fee Maximum 7% 

NOI Trending 2% income, 3% expenses

Management Fee 5% of net rental income

Construction Contingency 5% on new construction; 10% on rehab

Affordability • Min. 20% of the units at 30% AMI

• Min. 50% of the units at 50% AMI

Detailed underwriting guidelines will be provided in the RFP



Joint RFP issued 

to developers

Staff (LISC/City) 

reviews

submitted 

proposals

Proposals evaluated 

according to guidelines, 

underwriting criteria, 

evaluation criteria &

planning review

Initial IAC & City 

Council 

notification

IAC Notification & 

City Council 

briefing

Request

City Council 

action

IAC Briefing 
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CHOIF RFP Process 
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Important Notes

• CHOIF debt is “must pay” or hard debt. It is not soft money and is not cash flow 

contingent.

• CHOIF reviews and approves deals independently from the City of Charlotte 

• CHOIF can provide Support Letters/Application Letters for LIHTC projects. However, a 

Letter of Intent will not be provided until tax credits have been committed. 

• LOI’s are issued after underwriting, presentation to LFM Intake Committee and are 

subject to legal review. 

• All LOI’s are subject to funding availability
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DEVELOPER COMMENTS & INPUT
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CONTACTS
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Housing Trust Fund

Warren Wooten

Housing Services Manager

704-336-2489

Warren.Wooten@charlottenc.gov

Zelleka Biermann

Housing development Manager

704-336-2482

zbiermann@charlottenc.gov

Ralphine D. Caldwell

Executive Director – LISC Charlotte

980-771-4396

rcaldwell@lisc.org

Albert (Rusty) Mills

Deputy Director

980-771-4397

amills@lisc.org

mailto:miles.vaughn@charlottenc.gov
mailto:zbiermann@charlottenc.gov
mailto:rcaldwell@lisc.org
mailto:amills@lisc.org

