BOONE TOWN COUNCIL
DEVELOPMENT FINANCE INITIATIVE WORKSHOP
MONDAY, FEBRUARY 20, 2023, 1:00 PM
1500 BLOWING ROCK ROAD

COUNCIL MEMBERS PRESENT: Mayor Tim Futrelle, Mayor Pro Tem Edie Tugman, Todd Carter, Dalton
George, Becca Nenow, and Virginia Roseman (arrived at 1:36 p.m.)

PLANNING & INSPECTIONS STAFF PRESENT: Jane Shook-Director of Planning and Inspections, Jessica
Mitchell-Long Range/Special Projects Planner, Stacey Miller-Deputy Director/Chief Building Inspector, and
Brenda Henson-Administrative Support/Permit Tech

OTHER TOWN STAFF AND REPRESENTATIVES PRESENT: Amy Davis-Town Manager and Allison Meade-
Town Attorney

OTHERS PRESENT: Sarah Odio-Assistant Director for Housing and Revitalization, Frank Muraca-Real
Estate Development Analyst, and Sara VanlLear-Project Manager, all with the UNC School of Government
Development Finance Initiative

Call to Order

Mayor Futrelle called the meeting to order at 1:00 p.m. A moment of silence was observed. Mayor
Futrelle welcomed everyone, and introductions were made.

Affordable Housing Presentation

Attached is the PowerPoint presentation given by the DFI at today’s workshop.

Ms. Sarah Odio stated that DFI was a specialized program of the UNC-Chapel Hill School of Government
that focused on real estate development and finance. She noted that they worked with communities
across the state to attract private investment for transformative projects. Ms. Odio explained that DFI
focused on various projects including downtown redevelopment, abandoned factories, neighborhood
revitalization, master plan developments, and affordable housing.

Ms. Odio stated that their attorney, Tyler Mulligan, would be writing a digest between this workshop and
the second workshop to answer some of the legal questions that might arise.

Ms. Odio asked those present to identify the community members who most needed affordable housing
and what they thought were good examples. Answers ranged from a need for moderately priced housing
to service workers and minority populations needing housing. Watauga Green and Meadow Hill were
mentioned as good examples of affordable housing projects in the area.

Ms. Odio stated that the federal definition of affordable housing was families that were cost-burdened
when over 30% of their annual income was spent on housing-related expenses such as rent, utilities,
mortgage, insurance, and property taxes. She noted that solutions to affordable housing should focus on
availability, adequacy, and accessibility. Ms. Odio stated that affordable housing was either unsubsidized
or subsidized. The challenge with unsubsidized affordable housing was keeping it affordable and of good
quality. Ms. Odio said that subsidized housing was critical to a community. She explained that subsidized
housing had a subsidy attached to it and was restricted by household income. She added that the State
of North Carolina required subsidized housing units to be reserved for low-income households but did not
legally require those units to be affordable.

Council Member Roseman arrived at the meeting at 1:36 p.m.



Ms. Odio stated that public housing had deteriorated, but public housing offered people without housing
the opportunity to avoid homelessness. She felt that publicly owned and managed housing was an
important part of the housing stock. However, no new exclusively public housing units were being built.
Ms. Odio stated that public housing was switching to a public-private model. She noted that the Town of
Boone could help low-income or poor households, but they did not have the authority to aid households
earning more than 80% of the area median income. Ms. Odio stated that the area median income (AMI)
for a family of four in Watauga County was $82,200.

Ms. Odio explained that extremely low-income households earned 30% or below of the area median
income; very low-income households earned 50% or below; low-income households earned 60% or below
of the area median income; low to moderate-income households earned 80% or below of the area median
income.

Mayor Pro Tem Tugman asked about using a land trust to hold a property title and selling the property's
structure. Ms. Odio replied that the Town could convey the property to a trust or use a local government
hold on the property and ground. She stated that the Town could provide a direct subsidy for private
development or a subsidized conveyance, meaning selling property below market.

Mr. Frank Muraca discussed the housing needs assessment. He stated that a household needed an annual
income of $145,000 to enter the housing market. Mr. Muraca noted that this was double the income
needed two years ago. He stated that housing quality was better than in more rural counties, but growing
enrollment and limited supply had increased rent by 15% since 2021. Mr. Muraca felt the most significant
need in the area was among renters making less than 30% AMI. He noted that there were twice as many
extremely low-income renters than there were affordable units in Boone.

Mavyor Futrelle expressed that the reality was that the Town needed to join forces with the County to
acquire property in order to have price controls. Ms. Odio stated the Town could partner with the County,
private property owners, or nonprofits to bring the resources to the table.

Mr. Muraca stated that data from HUD indicated a decline in the number of vouchers being accepted by
landlords since 2013.

Mayor Futrelle called for a break in the meeting from 3:07 p.m. until 3:24 p.m.

Strategic Focus of Affordable Housing

Ms. Odio presented information regarding the strategic focus of affordable housing. She stated
preserving existing affordable housing and producing more units was important. Ms. Odio suggested
Council members focus on building wealth through homeownership and creating ongoing affordability in
the market.

Ms. Odio stated that code enforcement was an important tool in preserving quality in the community.

Ms. Odio noted that the largest number of units built by the private sector using public programs was
through the Low Income Housing Tax Credit (LIHTC) Program.

Mayor Futrelle stated he had heard that the Town would have to build up to achieve higher density rather
than having a big footprint. Further, he stated this type of development would mean they would need to
be thoughtful about where that could happen. Ms. Shook replied that Council could look at the multi-
family and single-family development standards.

Ms. Odio stated that more than just changing zoning regulations would be needed because of the funding
gap to revitalize existing units or build new ones for low-income households. She noted that it would cost
the same to build an affordable unit as it did to build a market-rate unit right. However, you would get



half the rent on a low-income unit, creating a funding gap. Ms. Odio felt that zoning was a critical tool to
enable housing production of all types.

Ms. Odio stated that Council members needed to think about what was most important to them. She
asked if they wanted to serve the most vulnerable, the extremely low-income, senior housing, single-
family housing, multi-family housing, or a mix. Ms. Odio asked Council members to consider how many
units they wanted to get, if there was a specific neighborhood where they wanted to intervene when it
came to preservation, and what Council members felt had been done that they liked.

In conclusion, Ms. Odio stated the next workshop would be held in approximately 30-45 days. She asked
that Council members go to the link contained in the presentation and complete the short survey.

Adjournment
With nothing further, the meeting ended at 4:30 p.m.

Tim Futrelle, Mayor Brenda Henson, Admin. Support/Permit Tech
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