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City of Charlottesville 

Charlottesville Affordable Housing Fund (CAHF) 

Notice of Funding Availability (NOFA) and Application for Funding 

 

I. Overview 

The Charlottesville Affordable Housing Fund (CAHF) was established in 2007 by the City of 

Charlottesville to provide a flexible funding mechanism for housing-related projects.  The 

primary purpose of the CAHF is to provide financial resources to address the affordable housing 

needs of individuals and families who live or work in the City by promoting, preserving and 

producing quality, long-term affordable housing options; providing housing related services to 

low-income and moderate-income households; and providing support for non-profit and for 

profit organizations that actively address the affordable housing needs of low- and moderate- 

income households. The CAHF is managed by the Office of Community Solutions in the City 

Manager’s Office. 

 

Following a 2018 Housing Needs Assessment, the City Council ratified the Charlottesville 

Affordable Housing Plan (the “Plan”) in March 2021.  This Plan becomes part of the City’s 

Comprehensive Plan.  This Plan recommends that the City make a strong and recurring financial 

commitment to address housing needs in Charlottesville in order to (1) increase the number of 

subsidized affordable homes by 1,100 homes (on top of an existing 1,630 actively subsidized 

homes), (2) preserve 600 existing subsidized affordable homes, and (3) stabilize 1,800 to 2,200 

owner and renter households facing housing instability. 

 

II. Fund Capitalization 

The CAHF receives annual appropriations through the City of Charlottesville’s Capital 

Improvement Program budgeting process.  The amount of CAHF dollars available for award 

each year will be determined upon the City of Charlottesville City Council’s adoption of the 

fiscal year budget.  Additional sources of CAHF funding include: 

1. Cash contributions in lieu of providing actual affordable units when rezoning or Special 

Use Permits of a specified level of density are approved. The amount of the cash 
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contribution shall be determined in accordance with Section 34-12 of the City of 

Charlottesville Code, which outlines the City’s Affordable Dwelling Unit Ordinance. The 

cash contribution shall be indexed to the Consumer Price Index for Housing in the 

South Urban Region as published by the Bureau of Labor Statistics and shall be adjusted 

annually based upon the changes made in January of each year to that index. 

2. Voluntary contributions made through proffers. 

3. Repayment of loans made through the CAHF. 

 

III. Distribution of Funds 

Each annual appropriation to the CAHF will be provided as grants to nonprofit housing 

developers and/or providers, or for-profit developers.  Funding will be disbursed through an 

application process each year, and possible additional disbursement(s), depending on funding 

availability  

 

Approximately $750,000 of CAHF funds are available through this current NOFA. 

 

Targeted funding awards should be allocated as follows: 

Level of 
Funding 

Amount of 
Funding 

Households Served 

Tier 1 $375,000 serving households with incomes up to 30% of Area Median 
Income (AMI) 

Tier 2 $225,000 serving households with incomes up to 60% of Area Median 
Income (AMI) 

Tier 3 $150,000 serving households with incomes up to 80% of Area Median 
Income (AMI) 
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IV. Application Process 

Applications for funding will be accepted through an annual Notice of Funding Availability, to 

be published on the Charlottesville Affordable Housing Fund page of the City website.  

https://www.charlottesville.gov/679/Charlottesville-Affordable-Housing-Fund 

 

All requests for funding must be received no later than 4:00 PM on Friday, February 18, 

2022. 

 

Any application received after the deadline or missing one or more of the required 

information or documents will be considered incomplete and will not be reviewed or 

considered for funding. 

 

Project funding awards are contingent upon approval by the Charlottesville City Council.   

Awarded project funding must be fully spent within 24 months from the date of the 

Agreement.  All agreements must be executed within three (3) months of approval by the 

Charlottesville City Council.  All unexpended project funding will be reprogrammed.  

 

V. Eligible Applicants 

CAHF funding is provided to nonprofit organizations, and for-profit developers.  The City will 

accept funding applications that meet the following eligibility requirements: 

 Applicant is a designated 501(c)(3) nonprofit organization, government entity, 

experienced housing developer or the Charlottesville Redevelopment and Housing 

Authority. 

 Applicant must not be in violation of any federal, state or local laws/regulations. 

 Applicant has owned and/or developed at least one development that contains 

Supported Affordable Units (SAU), income-restricted units, or market rate housing 

units that have been placed in service.  If applying for Low Income Housing Tax 

Credits (LIHTC), applicants must meet Virginia Housing eligibility requirements. 

 The proposed project will provide housing units affordable to households with 

household incomes up to 80% Area Median Income as published by the US 

https://www.charlottesville.gov/679/Charlottesville-Affordable-Housing-Fund
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Department of Housing and Urban Development (HUD) for the Charlottesville, 

Virginia region, adjusted for household size. If the development is mixed-income, 

CAHF funds will be applied only to the affordable portion of the development. 

 The proposed project adheres to the minimum affordability requirements for 

SAUs as outlined in Housing Policy 1. 

 The proposed project activities are located within the jurisdictional boundaries of the 

City of Charlottesville. 

 All organizations that are receiving other direct City awarded grant funding for a 

specific initiative cannot apply for CAHF funding for the same initiative. 

 No additional funding will be awarded to organizations with unexpended balances 

awarded through CAHF, for the same initiative.  

 

VI. Eligible Uses of CAHF Funds 

CAHF funds will be used to support affordable housing projects located within the City of 

Charlottesville, unless otherwise approved by the Charlottesville City Council. Eligible uses of 

the funds include, but are not limited to: 

 Redevelopment of Charlottesville Redevelopment and Housing Authority properties; 

 Productive reuse of properties declared surplus by the City of Charlottesville 

for residential purposes; 

 Land acquisition and assembly when the property will be developed within 2 years.  If 

the property is not developed within 2 years then ownership of the property shall be 

conveyed to the City, or full funding returned with accrued interest and appreciation; 

 Land development when the project is “shovel-ready”; 

 Predevelopment expenses including:  reasonable expenses for architectural fees, 

market research consultants, architectural plans and construction specifications, 

zoning approval fees, engineering studies, legal fees, and other costs directly 

associated with activities prior to development of the property, total not to exceed 

10% of the total funding requested; Construction of supported affordable homeowner 

or rental housing units; 

 Construction of mixed-income communities; 
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 Construction or preservation of Single Room Occupancy developments; 

 Preservation or expansion of housing options for Special Needs Populations; 

 Increasing housing accessibility and/or visitability; 

 Preservation or expansion of supported affordable housing; 

 Homeowner or rental property rehabilitation; 

 Programs supporting homeownership, such as: homeownership counseling, 

down payment and closing cost assistance, or employer supported housing 

programs; 

 Energy efficiency upgrades; 

 First-time homebuyer education programs; 

 Rental subsidies; 

 Data collection to better understand housing issues/needs and to study affordable 

housing stock and supported affordable units (SAU) issues as they relate to the 2025 

housing goal (limited to no more than 10% of annual CIP allocation to the CAHF); 

 Programmatic purposes only when a determination has been made that 2025 

housing goals are on track or ahead of schedule. 

CAHF funds cannot be used to cover the costs associated with the following activities: 

 Property tax penalties; 

 Rental of room for community meetings; 

 Mailings; 

 Refreshments for community or neighborhood outreach meetings; 

 Transportation to community or neighborhood outreach meetings; OR 

 Administrative or staffing costs for nonprofit developers if HOME, CDBG or other 

available funding sources are available for this purpose. 

 

VII. Application Review and Evaluation Criteria 

Completed applications will be evaluated through a technical review process.  Applications 

will be assessed on the evaluation criteria described below.  Recommendations for funding 

will be based on which project(s) meets or exceeds these criteria to the greatest degree.  

Recommendations for project funding will be presented to the Charlottesville City Council 
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for approval.  Funding award notifications will be issued following City Council approval. 

NOTE: If project proposals do not adequately meet the described guidelines, the technical 

review committee may recommend not funding the proposal(s) and reserves the right to 

reject any and all proposals. 

 

Completed applications will be evaluated as follows: 

 City housing staff will review the applications for completeness and evaluate the 

Tier of the application and the viability of the project being completed within 24 

months 

 A technical review committee will review the applications forwarded to them by 

city housing staff.  Applications will be assessed on the evaluation criteria 

contained in the Notice of Funding Availability.  Recommendations for funding will 

be based on which project(s) meets or exceeds these criteria to the greatest degree. 

 Recommendations from the technical review committee will be presented to a 

subcommittee of or the Housing Advisory Committee (HAC). 

 Recommendations for project funding will be presented to the Charlottesville City 

Council for approval. 

 

Applications will be assessed based on how well they address the following factors: 

 

A. Affordability 

 Applications proposing project(s) that benefit lower affordability levels will 

receive stronger consideration provided they meet conditions outlined 

below. 

 Applications proposing project(s) at lower affordability levels for longer 

terms of affordability will receive stronger consideration provided they 

meet conditions outlined below, if applicable. 

B. Supply 

 Number of Supported Affordable Units (SAUs) affordable to 

household incomes less than 80% AMI.  Applications proposing 
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lower affordability levels will receive stronger consideration. 

 Number of newly constructed SAUs, if applicable 

 Number of preserved SAUs, if applicable 

 Application demonstrates need for the project 

 If project based, commitment period for affordability (30 year minimum with 

the City having the option to renew) 

 If people based, applicant’s plan for continuing to provide affordable 

housing in the future, mechanisms for maintaining affordability over time, 

mechanisms for helping recipients earn savings via mortgage payments and 

appreciation sharing, other mechanisms for leveraging funding for future 

low- income homeowners 

 Number of units incorporating Universal Design Standards 

 Units incorporating energy efficiency features 

C. Equitable Housing 

 Mechanisms for promoting household equity among low income 

homeowners 

 Populations receiving the benefit of the proposed program 

 How funding this project equitably implements City Goals 

D. Project Experience, Capacity & Readiness 

 Applicant has a demonstrated history of preserving or providing affordable 

housing and/or SAUs 

 Demonstrated organizational financial viability and the financial feasibility 

of the project 

 For already-identified projects, applicant has control of the project 

site 

 For land pursuit and assembly, applicant has a demonstrated history 

of successful land acquisition and timely development of the land 

acquired 

 Applicant provides detailed descriptions of the planning, design, 

pursuit and/or construction process 
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 A project timeline and/or construction schedule is included in the application 

 Project includes a public participation process with clear goals and 

processes for meaningful neighborhood participation, including 

engagement with and commitment to honor input of directly affected 

communities and individuals 

 For identified projects, regulatory compliance (e.g., zoning, land use, etc.) 

E. Budget 

 Application includes a listing of all proposed uses and amounts for each 

use 

 Application includes a listing of all current and committed funding 

sources and amounts from each source 

 Applicant provides a detailed description of how CAHF will leverage 

other funding sources  

 CAHF cost per unit 

F. Policy 

(see following pages for links for more information) 

 Project supports one or more of the Housing Goals outlined in the City’s 

Comprehensive Plan (2021) 

 Project supports City Council’s 2025 Goals for Affordable Housing 

 Project supports objectives of the City’s Small Area Plans 
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VIII. Submission Requirements 

Only applications completed using the application format included in Exhibit 1, and submitted 

by the application deadline, will be considered.  You may contact the staff person identified 

below for a Word document version of the application. 

 

Applications shall be submitted electronically via email in one complete .pdf package to: 

Brenda Kelley, Redevelopment Manager 

Office of Community Solutions 

kelleybr@charlottesville.gov  

(434) 970-3040 

 

It is the applicant’s responsibility to insure that the application package is fully completed and 

received on or before the deadline.  Applications received after the deadline will not be 

considered. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

mailto:kelleybr@charlottesville.gov
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Exhibit 1 

 

Application Form for the Charlottesville Affordable Housing Fund (CAHF) 
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City of Charlottesville 

Affordable Housing Fund (CAHF) Application 

(all items must be completed) 

 

Applicant Information 

 

Total Amount of CAHF funds requested:   $ _____________________ 

 

Check 
Tier 
Applying 
For 

Amount of CAHF 
funds requested by 
Tier 

Level of 
Funding 

Typical 
Amount of 
Funding 
Available 

Households Served 

  Tier 1 $375,000 serving households with incomes up to 
30% of Area Median Income (AMI) 
 

  Tier 2 $225,000 serving households with incomes up to 
60% of Area Median Income (AMI) 
 

  Tier 3 $150,000 serving households with incomes up to 
80% of Area Median Income (AMI) 
 

 

Organization name: 

Contact name: 

Title: 

Organization Address: 

Phone: 

Email: 
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Project Information 

 

Project Name: 

 

Project Location: 

 

Purpose of requested funding:   (check all that apply)      

_____  New Construction 

_____ Acquisition 

_____ Rehabilitation 

_____ Rent Subsidy 

_____ Operating/Administration 

_____ Other:   _________________________________________________________________ 

 

Project type:  (check all that apply) 

_____ Multi-family 

_____ Single family (detached) 

_____ Single family (attached) 

_____ Rehabilitation 

_____ New Construction 

_____ Acquisition 

_____ Other:  _________________________________________________________________ 
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Income restrictions on project (indicate number of units meeting each Area Median 

Income (AMI) category: 

 

______________ Incomes less than 30% AMI 

______________ Incomes between 30% and 40% AMI 

______________ Incomes between 40% and 50% AMI 

______________ Incomes between 50% and 60% AMI 

______________ Incomes between 60% and 80% AMI 

______________ Unrestricted units (>80% AMI) 

______________ Total Units 

 

 

Term of Affordability (indicate number of units meeting each affordability term): 

 

______________ less than 2 years 

______________ 2 - 5 years 

______________ 5 - 10 years 

______________ 10 - 15 years 

_______________ 15 - 20 years 

______________ 20 - 30 years 

______________ more than 30 years 

______________ Total Units  
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Project Proposal: 

 

Please provide following information as separate attachments to the application: 

 

1. Project Description -- Provide a description of the proposed project. Include: 

project type and location, short and long term goals, the population(s) to be served. 

Discuss plans for accessibility/adaptability, energy conservation and/or any green 

building components. 

2. Demonstration of Need -- Describe how the project contributes to the City of 

Charlottesville's housing goals. 

3. Demonstration of Equity – Describe how this project demonstrates and 

promotes equitable housing needs and economic opportunity for low-income 

residents in the City of Charlottesville. 

4. Project Readiness -- Provide evidence of: organizational experience and capacity to 

manage the project; pursue and acquire land, site control, required zoning variance and 

permitting (if applicable); financial commitments for the projects; community 

engagement plan (if applicable); resident relocation plan (if applicable); plans for 

preparation and coordination of necessary public meetings (if applicable). 

5. Project Budget -- Provide a detailed description of the proposed project budget 

showing sources and uses and amounts of additional funding. 

6. Project Schedule -- Indicate the proposed project schedule; timing of 

completed SAUs; pre- development, anticipated pursuit and acquisition timeline, 

site control, zoning approval, financing and construction milestones (if applicable) 

to project completion. 

7. Experience -- Provide a summary of similar activities completed by the organization and 

project team. 

8. Capacity – Provide a detailed description to demonstrate the applicant’s ability to 

complete this project within 24 months.   

9. Metrics – Provide a detailed description of the metrics used to measure success. 
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Authorization: 

 

Organization Name:   

Project Title:    

I, certify that I am authorized to  

(Authorized Organization Official) 

apply for funding from the City of Charlottesville. I certify that all information contained 

herein is accurate to the best of my knowledge. 

 

 

______________________________________________________ __________________ 

Signature Date 

 

 

__________________________________________ ______________________________ 

Print Name  Title 
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Exhibit 2 

 

CAHF Application Timeline 

(Please note:  Dates of approval and award may change.  It is the applicant’s responsibility 

to confirm approval and award dates.) 



 

 

 
 

 

 

 

 

 

 

 

NOFA Posted 
• January 21, 2022 

Applications Due 

• 4:00 PM (EST), February 18, 2022  

Applications Review 
February 2022 – March 2022 

City Council Approval 
March 2022 

Award Notices 

By March 31, 2022 



 

Exhibit 3 

City of Charlottesville Affordable Housing Goals 
 

 

 

 

City of Charlottesville 2025 Goals for Affordable Housing 

 

http://www.charlottesville.org/home/showdocument?id=24716 
 

Achieve a minimum 15% supported affordable housing throughout the City by 2025. 
 

“Increase the ratio of supported affordable units to 15% of total housing units by 
2025.” 

 

 

Charlottesville Affordable Housing Plan 

 

https://drive.google.com/file/d/1GVLEMlYLM4nrNcfDAeHSlooJvzwqDco2/view 

 

 

 

Charlottesville Comprehensive Plan (2021) 

 

https://drive.google.com/drive/folders/1RgFVKBqegYLfTvLGkkiwXaLpl-K7A7PP 

 

 

City of Charlottesville Small Area Plans 

https://www.charlottesville.gov/272/Plans-in-Development-Review 

https://www.charlottesville.gov/270/Approved-Plans 

 

City of Charlottesville Affordable Housing Information (Housing Policy 1 can be found 

here) 

https://www.charlottesville.gov/681/Housing-Data-Reports 

http://www.charlottesville.org/home/showdocument?id=24716
https://drive.google.com/file/d/1GVLEMlYLM4nrNcfDAeHSlooJvzwqDco2/view
https://drive.google.com/drive/folders/1RgFVKBqegYLfTvLGkkiwXaLpl-K7A7PP
https://www.charlottesville.gov/272/Plans-in-Development-Review
https://www.charlottesville.gov/270/Approved-Plans
https://www.charlottesville.gov/681/Housing-Data-Reports


CAHF Applications Received by 2/18/22    $750,000 Available 

Organization Project Name Total 
Funding 

Requested 

Funding Requested Purpose of Requested Funding 

Tier 1 
<30%AMI 

Tier 2 
<60%AMI 

Tier 3 
<80%AMI 

LEAP Assisted Home Performance 
and Electrification Ready (AHP) 
– Owner Occupied 

$125,000 $25,000 $75,000 $25,000 Rehabilitation 
Other:  Energy Efficiency 
retrofits with health and safety 
repairs 

LEAP Assisted Home Performance 
and Electrification Ready (AHP) 
– Renter Occupied 

$100,000 $20,000 $70,000 $10,000 Rehabilitation 
Other:  Energy Efficiency 
retrofits with health and safety 
repairs 

Charlottesville 
Redevelopment 
and Housing 
Authority 

South First Street Phase 2 $750,000 $375,000 $225,000 $150,000 Multi-family, New Construction 

Habitat for 
Humanity of 
Greater 
Charlottesville 

Equity Homeownership 
Initiative 2022 

$435,000 $75,000 $225,000 $135,000 New Construction, Acquisition, 
Rehabilitation and Enhanced 
Down Payment Assistance;  
Multi-family and detached and 
attached Single family 

The Arc of the 
Piedmont 

Gas Furnace Replacement $6,739 $6,739   Other:  replacement 

Albemarle 
Housing 
Improvement 
Program (AHIP) 

Charlottesville Critical Repair 
Program 

$250,000 $100,000 $100,000 $50,000 Rehabilitation  

Piedmont 
Housing Alliance 

MACAA Development $3,000,000 $1,650,000 $1,350,000  Acquisition; Multi-family New 
Construction 

Totals  $4,666,739 $2,251,739 $2,045,000 $370,000  
 



The recommended allocations are:

Level of funding:  Tier 1 – serving households with incomes up to 30% AMI:
● CRHA;  South First Phase Two;  $350,000
● Habitat for Humanity of Greater Charlottesville;  Equity Homeownership

Initiative 2022 Down Payment Assistance;  $75,000
● Piedmont Housing Alliance; MACAA Development;  $175,000 – with the

condition that if application for Low Income Housing Tax Credits (LIHTC)
is not made or approved by June 30, 2022, the funding can be reallocated to
another project.  Additionally, if City Council were to fund the MACAA
project separately through the budget process then this additional CAHF
funding should not be awarded.

Level of funding:  Tier 2 – serving households with incomes up to 60% AMI:
● Albemarle Housing Improvement Program (AHIP);  Charlottesville Critical

Repair Program; $100,000

Level of funding:  Tier 3 – serving households with incomes up to 80% AMI:
● Local Energy Alliance Program (LEAP);  Assisted Home Performance and

Electrification Ready (AHP) – Renter Occupied;  $50,000



CAHF NOFA February 2022

FY22 / Funding Available:   $750,000 D R A F T
Level of
Funding

Amount of Funding Households Served

Tier 1 $375,000 serving households with incomes up to 30% of Area Median Income (AMI)
Tier 2 $225,000 serving households with incomes up to 60% of Area Median Income (AMI)
Tier 3 $150,000 serving households with incomes up to 80% of Area Median Income (AMI)

CAHF Application LEAP AHP
Owner
Occupied

LEAP AHP
Renter
Occupied

CRHA Habitat The Arc of
the
Piedmont

AHIP PHA

Funding Request $125,000 $100,000 $750,000 $435,000 $6,739 $250,000 $3,000,000
Proposed SAUs 14-18 10-14 113 12 + 5 1 25-50 (38) 66
CAHF/Unit $7,813 $8,333 $6,637 $30,000 /

$15,000
$6,739 $6,579 $45,455

Eligibility
1 The proposed application will preserve or provide housing units affordable to

households up to 80%AMI
3 max.

No information provided 0
The proposed application will NOT preserve or provide housing units
affordable to households up to 80%AMI

0

The proposed application will preserve or provide housing units affordable to
households up to 80%AMI

1

The proposed application will preserve or provide housing units affordable to
households up to significantly less than 80%AMI

3

2 The proposed project activities are within the City 3 max.
No information provided 0
The proposed project activities are NOT within the City 0
Some of the proposed project activities are within the City 1
The proposed project activities are within the City 3

Affordability
3 Level of Affordability 3 max.

No information provided 0
The application proposes levels of affordability up to 80% AMI 1
The application proposes levels of affordability 30 – 60% AMI only 2
The application proposes the lowest levels of affordability (up to 30% AMI 3



only)

Supply
4 Number of SAUs to households less than 80%AMI 3 max.

No information provided 0
The application proposes SAUs to households up to 80% AMI 1
The application proposes more SAUs to households 30 – 60% AMI 2
The application proposes the most SAUs to the lowest levels of affordability
(up to 30% AMI only)

3

5 Number of newly constructed SAUs   OR   Number of preserved SAUs 3 max.
No information provided 0
The application proposes SAUs 1
This application proposes the most SAUs 3

6 The application demonstrates need for the project 3 max.
The application fails to demonstrate need for the project 0
The application partially demonstrates need for the project 1
The application demonstrates need for the project 3

7 If project based, commitment period for affordability (30 year minimum with
the City having the option to renew)

3 max.

No information provided 0
Commitment period for affordability is minimal 1
The application demonstrates a commitment period for affordability 2
The application demonstrates a commitment period for affordability (30 year
minimum with the City having the option to renew)

3

Evaluate 7  OR  8
8 If people based, applicant’s plan for continuing to provide affordable housing

in the future, mechanisms for maintaining affordability over time,
mechanisms for helping recipients earn savings via mortgage payments and
appreciation sharing, other mechanisms for leveraging funding for future low-
income homeowners

3 max.

No information provided 0
The application partially explains the plan for continuing to provide
affordable housing in the future, mechanisms for maintaining affordability
over time, mechanisms for helping recipients earn savings via mortgage
payments and appreciation sharing, other mechanisms for leveraging funding
for future low- income homeowners

1

The application fully explains the plan for continuing to provide affordable
housing in the future, mechanisms for maintaining affordability over time,
mechanisms for helping recipients earn savings via mortgage payments and

3



appreciation sharing, other mechanisms for leveraging funding for future
low- income homeowners

9 Newly constructed Units incorporating Universal Design Standards and energy
efficiency standards

3 max.

No information provided 0
Some information is provided 1
All units incorporate Universal Design Standards and energy efficiency
standards

3

Evaluate 9  OR  10
10 Rehabilitation and/or Units incorporating energy efficiency standards 3 max.

No information provided 0
Some information is provided 1
All units incorporate energy efficiency standards 3

Equitable Housing
11 Mechanisms for promoting household equity among low income households 3 max.

No information provided 0
The application partially describes the mechanisms used for promoting
household equity among low income households

1

The application fully describes the mechanisms used for promoting
household equity among low income households

3

12 Populations receiving the benefit of the proposed program 3 max.

No information provided 0
The application partially describes the populations receiving the benefit of
the proposed program

1

The application fully describes the populations receiving the benefit of the
proposed program

3

13 How funding this project equitably implements City Goals 3 max.

No information provided 0
The application partially describes how this project equitably implements
City Goals

1

The application fully describes how this project equitably implements City
Goals

3

Project Experience, Capacity & Readiness
14 Applicant has a demonstrated history of preserving or providing affordable

housing and/or SAUs
3 max.

No information provided 0
The applicant has partially demonstrated history of preserving or providing 1



affordable housing and/or SAUs
The applicant has fully demonstrated history of preserving or providing
affordable housing and/or SAUs

3

15 Applicant has demonstrated organizational financial viability and the financial
feasibility of the project

3 max.

No information provided 0
The applicant has partially demonstrated organizational financial viability and
the financial feasibility of the project

1

The applicant has fully demonstrated organizational financial viability and the
financial feasibility of the project

3

16 For already-identified projects, applicant has control of the project site 3 max.
No information provided 0
The application describes control of the project site in progress 1
The applicant has control of the project site 3

Evaluate 16  OR  17
17 For already-identified projects, applicant has currently identified eligible

beneficiaries
3 max.

No information provided 0
The application partially describes currently identified eligible beneficiaries 1
The application fully describes currently identified eligible beneficiaries 3

18 Applicant provides detailed descriptions of the coordination, planning, design,
pursuit and/or construction process of the proposed project/program

3 max.

No information provided 0
The application partially provides detailed descriptions of the planning,
design, pursuit and/or construction process

1

The application clearly provides detailed descriptions of the planning, design,
pursuit and/or construction process

3

19 A project timeline and/or construction schedule is included in the application 3 max.
No information provided 0
A partial project timeline and/or construction schedule is included in the
application

1

A project timeline and/or construction schedule is included in the application 3
20 Project includes a public participation process with clear goals and processes

for meaningful neighborhood participation, including engagement with and
commitment to honor input of directly affected communities and individuals

3 max.

No information provided 0
The application partially describes the public participation process 1
The application fully describes how the Project includes a public participation 3



process with clear goals and processes for meaningful neighborhood
participation, including engagement with and commitment to honor input of
directly affected communities and individuals

Evaluate 20  OR  21
21 Project includes an outreach process with clear goals and processes for

meaningful participation, including engagement with and commitment to
honor input of directly affected communities and individuals

3 max.

No information provided 0
The application partially describes the outreach process 1
The application fully describes how the Project includes an outreach process
with clear goals and processes for meaningful participation, including
engagement with and commitment to honor input of directly affected
communities and individuals

3

22 For identified projects, regulatory compliance (e.g., zoning, land use, permits,
etc.) is in place

3 max.

No information provided 0
Some regulatory compliance is required 1
Regulatory compliance is not required 3

Budget
23 Application includes a listing of all proposed uses and amounts for each use 3 max.

No information provided 0
The application includes some information of proposed uses and amounts for
each use

1

The application includes a listing of all proposed uses and amounts for each
use

3

24 Application includes a listing of all current and committed funding sources and
amounts from each source

3 max.

No information provided 0
The application includes some information on current and committed
funding sources and amounts from each source

1

The application includes a listing of all current and committed funding
sources and amounts from each source

3

25 Applicant provides a detailed description of how CAHF will leverage other
funding sources

3 max.

No information provided 0
The applicant provides some information on how CAHF will leverage other
funding sources

1

The applicant provides a detailed description of how CAHF will leverage 3



other funding sources
26 CAHF cost per unit 3 max.

No information provided 0
The application provides some information on CAHF cost per unit 1
The application proposes the best value of CAHF cost per unit 3

Policy
27 Project supports one or more of the Housing Goals outlined in the City’s

Comprehensive Plan (2021)
3 max.

No information provided 0
The application provides some information on how the Project supports one
or more of the Housing Goals outlined in the City’s Comprehensive Plan
(2021)

1

This Project supports one or more of the Housing Goals outlined in the City’s
Comprehensive Plan (2021)

3

28 Project supports City Council’s 2025 Goals for Affordable Housing 3 max.
No information provided 0
The application provides some information on how the Project supports City
Council’s 2025 Goals for Affordable Housing

1

This Project supports City Council’s 2025 Goals for Affordable Housing 3
29 Project supports objectives of the City’s Small Area Plans 3 max.

No information provided 0
This Project is not in a Small Area Plan area 1
The application provides some information on how the Project supports
objectives of the City’s Small Area Plans

2

This Project supports objectives of the City’s Small Area Plans 3

COMMENTS





Overview of Chapter Goals
Goal 1. 	 Funding Commitments
Establish and sustain a funding commitment 
to address affordable housing needs, tied to 
requirements to address community goals.

Goal 2. 	 Diverse Housing Throughout the 
City

Support a wide range of rental and 
homeownership housing choices that are 
integrated and balanced across the city, 
and that meet multiple City goals including 
community sustainability, walkability, 
bikeability, ADA accessibility, public transit use, 
increased support for families with children and 
low-income households, access to food, access 
to local jobs, thriving local businesses, and 
decreased vehicle use.

Goal 3. 	 Unhoused Community Members
Address, prevent, and end homelessness.

Goal 4. 	 Energy and Water Efficiency
Increase the energy performance, and water 
efficiency, and environmental sustainability of 
housing throughout the city.

Goal 5. 	 Equitable and Efficient 
Governance

Build governance structures that 
institutionalize an equitable and efficient 
implementation of the Affordable Housing Plan 
and implementation of other housing priorities.

Goal 6. 	 Tenants’ Rights
Change local policy and advocate at the state 
level to expand the City’s ability to support 
tenants’ rights.

Goal 7. 	 Subsidy Programs
 Focus and align subsidy programs with 
community-defined priorities and make 
changes to increase the impact of public 
spending.

Goal 8. 	 Collaboration
Coordinate local and regional housing goals.
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What is “Affordable” Housing?
Housing is generally considered affordable if a 
household can obtain that housing for 30% or less 
of their income. Because incomes vary, there is no 
one definition of affordable housing that applies to 
everyone. 

For some levels of affordability, such as for those 
earning 30% AMI (Area Median Income) or below, 
significant subsidy may be needed to produce 
homes. At other levels of affordability, land use 
policies or other strategies may make a more 
substantial impact, but additional subsidy can 
further bolster the creation of units. The City is 
committed to addressing housing needs at all 
levels, with a priority on those who need it the 
most.

The affordability of housing is the result of both 
the cost of housing (rents, sale prices, and the cost 
of utilities and maintenance) and the income of 
households. The Affordable Housing plan focuses 
on strategies to decrease the cost of rental housing 
and homeownership in Charlottesville. Tools 
that address wages and income (e.g., minimum 
wage policies, workforce development programs, 
employer recruitment and broader economic 
development policy) are also important to address 
housing affordability. 

What is the City’s goal related to Affordable 
Housing, and how can this plan meet the goal?
The City of Charlottesville and Albemarle County 
are expected to add 15,000 households by 
2040, and the 2018 Housing Needs Assessment 
identified that the city’s affordable housing need 
was 3,318 units in 2017, with a projection of 4,020 
units needed by 2040.

The Affordable Housing Plan identifies many 
strategies that must work in tandem to help 
address this need. Looking at only impacts related 
to the financial commitment piece – a significant 
portion of the commitment to affordable housing 
– spending $10M annually, the Affordable Housing 
Plan lays out a path toward:

•	 increasing the number of subsidized affordable 
homes by approximately 1,100 homes (on top 
of an existing stock of 1,630 actively subsidized 
homes),

•	 preserving about 600 existing subsidized 
affordable homes, and

•	 stabilizing 1,800 to 2,200 owner and renter 
households facing housing instability.

These numbers represent one potential 
distribution of funding—the actual impact will 
depend on City Council’s final funding allocations. 
This proposed figure of $10M represents total 
spending—not additional to that which is already 
planned— and it represents local spending, not 
including additional funding provided through 
state or federal sources. 

Connection between the Comprehensive Plan Housing Chapter and the 
Affordable Housing Plan
The Charlottesville City Council approved the Affordable Housing Plan on March 1, 2021. Many 
of the Goals and Strategies in this chapter (as well as other locations in this document) connect 
directly to that plan. 
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City of Charlottesville 
Objectives for Use of Charlottesville Affordable Housing Fund (CAHF) 

and Criteria/Priorities for Award of Funds 
Housing Policy 1 – as recommended by HAC on 9/17/14 

ADOPTED BY CITY COUNCIL ON OCTOBER 20, 2014 
 

General Information 
 

There are three housing policies that comprise the recommendations of the Housing Advisory Committee 
(HAC).  Policy 1, written to address appropriate usage of the Charlottesville Affordable Housing Fund (CAHF), 
was originally adopted by City Council on November 3, 2008, with a focus on the following topics: 1) funding 
categories, 2) target populations, 3) criteria for review of applications, and 4) affordability definition.  The 
revised policy, as contained herein, has refined the text to include: 1) general information; 2) consideration of 
other City efforts; 3) definitions of all pertinent terms, 4) guidelines for use of CAHF; 5) accountability and 
tracking; and 6) how to apply for CAHF and potential use of funds. 
 
Policy 2 involves “Incentives the City can provide to Encourage Development with Affordable Housing Units” 
and Policy 3 covers “Criteria for Awarding Multi-Family Incentive Funds/Strategic Investment Funds 
Revolving Loan Fund.  Both policies were adopted at the same time as Policy 1, but neither is included herein 
as these are separate documents. 
 
More than five years have passed since the policy was first adopted and the national and local housing 
markets have undergone significant changes during this time.  Accordingly, the HAC has identified an update 
of this housing policy as essential to ensuring that City housing policies are current and relevant to help 
inform CAHF funding decisions. 
 
The City of Charlottesville currently utilizes the annual Capital Improvement Program (CIP) budget process to 
fund its affordable housing efforts through the CAHF.  This process is initiated on an annual basis through the 
submittal of a request from the City’s Housing Development Specialist (Neighborhood Development Services) 
to the Budget Office.  The amount of the annual request is based on the funding recommendations contained 
in Table 8 of the report entitled “City of Charlottesville 2025 Goals for Affordable Housing” (2025 Housing 
Goal - as adopted on February 1, 2010). 
 
In addition to CIP funds, the City also has an Affordable Dwelling Unit ordinance (codified at City Code §34-
12) that provides for payments in lieu of providing actual affordable units when rezoning or special use 
permits of a specified level of density are required.  While the City would prefer that developers provide 
actual units either on or off site, the State enabling legislation for this ordinance is written such that it is 
unlikely that units will be built, because the CAHF contribution level is generally less expensive and does not 
require a 30 year compliance period after funds are provided. 
 
Lastly, the final source of CAHF funds is voluntary contributions made through proffers.  As the frequency and 
amounts are highly unpredictable, there is no way to quantify the impact of proffered contributions; however, 
this is also a source of funds for the CAHF.   
 
This policy is applicable to all funds appropriated into the CAHF, regardless of their source (unless otherwise 
specified herein or by directive from City Council).  
 
 

Consideration of Other City Efforts 
 
City Council Vision for Housing: Quality Housing Opportunities for All - Our neighborhoods retain a core 
historic fabric while offering housing that is affordable and attainable for people of all income levels, racial 
backgrounds, life stages, and abilities. Our neighborhoods feature a variety of housing types, including higher 
density, pedestrian and transit oriented housing at employment and cultural centers. We have revitalized 
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public housing neighborhoods that include a mixture of income and housing types with enhanced community 
amenities. Our housing stock is connected with recreation facilities, parks, trails, and services. 
 
Comprehensive Plan: The current City of Charlottesville Comprehensive Plan (as adopted on August 13, 
2013) provides the legal basis for all land use and policy decisions related to housing in the City.  The goals 
and objectives included in the Comprehensive Plan must therefore be taken into consideration with any and 
all CAHF decisions, realizing that each project will differ and that competing values will have to analyzed on a 
case by case basis. 
 
2025 Housing Goal Report:  According to the subject report, the City has adopted the following as its goal 
for supported affordable housing in the City:  
 

“Increase the ratio of supported affordable units to 15% of total housing units by 2025.” 

The 2025 report states that CAHF dollars should be leveraged to the maximum extent feasible.  Table 8 of the 
2025 Housing Goal (which establishes yearly funding levels necessary to reach the 2025 goal) is based on the 
assumption that the City will contribute 8.4% of the funds needed to preserve or create supported affordable 
housing, while the remaining 91.6% will be provided by other sources.   
 

Definitions1 
 

Affordable and/or Affordable Housing
2
:  Housing for occupant(s) at or below 80% of Area Median 

Income who are paying no more than 30 percent of income for Gross Housing Costs, including utilities.3    
Income calculations should be based on 24 CFR Part 5, unless otherwise required by another funder. 
 
Applicant: An organization seeking financial assistance from the Charlottesville Affordable Housing Fund. 
 
Area Median Income (AMI): Median family income limits as adjusted by the U.S. Department of Housing and 
Urban Development (HUD) annually by family size. 
 
Asset-Based Community Development: A methodology that seeks to identify and use the strengths within 
communities as a means for sustainable development (i.e., development that meets the needs of the present 
without compromising the ability of future generations to meet their own needs).   
 

Beneficiary: Persons, households or families who benefit from funding received by a Recipient.  
 
Comparable Substitution: Housing unit committed as a Supported Affordable Unit in lieu of another 
Supported Affordable Unit lost due to any event resulting in a loss of Supported Affordable Unit status. 
 
Gross Housing Costs:  For renters, the sum of contract rent and utility costs.  For homeowners, the sum of 
mortgage, utilities, home insurance (including flood if required), private mortgage insurance, property taxes, 
and home owner association dues. 
 
Levels of Affordability:  Tiers of Affordable Housing defined in terms of AMI. Families earning: between 120 
and 80 percent AMI are considered “moderate-income”; between 80 and 50 percent AMI, "low-income"; 
between 50 and 30 percent AMI, "very low-income" and below 30 percent AMI, "extremely low-income."  
 

                                                           
1 Words and terms included within the definitions section are capitalized throughout this document for ease of reference.  Within the definitions section, 
defined words/terms are also bolded. 
2 The City of Charlottesville has a variety of programs (other than CAHF) that support affordable and Supported Affordable Unit efforts; however, affordable 

and/or Supported Affordable Unit are defined specifically within each program based on the target Level of Affordability. 
3 In the case of rental units and compliance with Code of VA 58.1-3295, properties financed with 26 USC §42, 26 USC §142(d) 24 CFR §983, 24 CFR §236, 24 

CFR §241(f), 24 CFR§221(d)(3) or any successors thereof meet the local definition of affordable rental as noted herein. 
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People-Based Financial Supports: Funds provided to Recipients for use by income qualified beneficiaries 
that allow them to secure a Supported Affordable Unit (e.g., Housing Choice Vouchers or down 
payment/mortgage assistance). 
 
Project-Based Financial Supports: Funds provided to Recipients that produce or rehabilitate a Supported 
Affordable Unit at a specific location to achieve Levels of Affordability (e.g.,  Low Income Housing Tax 
Credit projects, Project Based Vouchers and land trusts). 
 
Project-Based Legal Supports: Legal controls that limit the income of Beneficiaries, the amount of rent 
charged, or resale price of a home (e.g., deed restrictions, regulatory compliance/affordability period, liens, or 
other). 
  
Recipient:  An organization receiving financial assistance from the Charlottesville Affordable Housing Fund.4 
 
Residency: Having a physical presence in the City of Charlottesville, with the intent to remain in the City 
either temporarily or permanently.  Qualification is not based on a length of stay or time requirement.5 
 
Special Needs Population: Person(s) with a physical or mental impairment that substantially limits one or 
more major life activities, to include elderly, abused/battered spouses and/or children, children aging out of 
foster care, homeless persons, and chronic homeless persons. 
 
Supported Affordable Unit (SAU): Housing unit that achieves one or more Levels of Affordability using 
various sources of public funding and mechanisms including, but not limited to: HUD, VHDA, the City of 
Charlottesville, Housing Choice Vouchers (Section 8), and/or deed restrictions. SAUs can be rental properties 
or owner-occupied dwellings. Levels of Affordability can be achieved through multiple mechanisms, such as 
People-Based Financial Supports, Project-Based Financial Supports and Project-Based Legal Supports, 
which can be combined.  
 

Guidelines for Use of CAHF 
 
The City’s intent for CAHF funding is to: (1) create incentives and opportunities to provide new Supported 
Affordable Units6 that would not otherwise exist and (2) to preserve existing Affordable Housing and to help 
maintain affordable units at a risk of being lost without the provision of such funds.  To this end, the City 
realizes that flexibility is important.  The following shall inform the use of limited funding, with respect to 
both preferences for awarding and general requirements for use of CAHF.    

-  Preference is for projects that either preserve or provide additional Supported Affordable Units 
toward the City’s 2025 Housing Goal. 

- Applicants must clearly achieve one or more goals/objectives of the current Comprehensive Plan (or 
future updated versions). 
 

- Additional consideration will be given to projects that support the City Council Vision for Housing 
and achieve objectives/goals of the Strategic Action Team (SAT) Growing Opportunities Report, the 
Strategic Investment Area (SIA) Report, or various Small Area Plans /other reports as developed by 
or on behalf of the City of Charlottesville. 
 

- To the maximum extent feasible, CAHF should be paired with other City programs to maximize 
financial viability of projects.  Current programs include: reduced water/sewer connection fee; tax 

                                                           
4 A Recipient could be a direct Beneficiary in some cases if funding is provided directly. This will only be allowed when provided by the Code of Virginia and 
incorporated into the City of Charlottesville Code of Ordinances. 
5 Residency definition is based on program requirements for SNAP (i.e., Supplemental Nutritional Assistance Program, a.k.a. food stamps). 
6 New supported affordable refers to either physically new or newly supported affordable (existing) units. 
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exemptions for housing improvements; free paint program; special tax rate for certain energy 
efficient buildings; and Design for Life C’ville. 
 

- Efficient use of resources must be considered relative to the amount of CAHF provided.  Leverage as 
provided by the Applicant and CAHF cost per Supported Affordable Unit will be taken into 
consideration. Priority will be given to those programs / projects that leverage the most funds and 
require the least subsidy. 

- Funding can be used for mixed income Project-Based Financial Supports and People-Based Financial 
Supports 7; however, strong preference is for applications that benefit the lowest level of AMI, as 
defined herein to include extremely low income (30% AMI or less) and very low income (between 50 
and 30 percent AMI), and low income (up to 60 percent AMI). 

- In order to realize the City’s vision of offering housing that is affordable and attainable for people of 
all income levels, preference is for approaches that address the Levels of Affordability that are in the 
shortest supply based on the demonstrated need. To the maximum extent feasible, the City should 
have housing stock sufficient to meet the needs of people across the income spectrum.  

-  Applicants are encouraged to provide opportunities for meaningful neighborhood participation and 
use Asset-Based Community Development strategies. 

- Applicants must demonstrate their own financial viability as well as the financial feasibility of the 
project. 

- Each project will be evaluated with respect to its readiness to proceed based on status of site control, 
zoning, financial commitments, construction drawings, and other commonly used indicators, with 
preference given to those projects most likely to commence in a timely manner or to those projects 
where CAHF funding will expedite the process. 

- Funding requests will be evaluated with respect to the leverage the CAHF investment creates, and/or 
any proposed legal mechanisms requiring compliance and/or repayments that will be used to 
achieve continuing Levels of Affordability. 

- Project-Based approaches will conform to the City policy for energy efficiency and incorporation of 
Universal Design features, as adopted on April 21, 2008 (updated on April 21, 2014).   

- Funding can only be provided to non-profit organizations which have been designated as such by the 
U.S. Internal Revenue Service or to the Charlottesville Redevelopment and Housing Authority 
(CRHA).  Only exceptions explicitly allowed by Code of Virginia and incorporated into the City of 
Charlottesville Code of Ordinances will be otherwise allowed.  

- Recipients must be in compliance with all federal, state, and local laws/regulations. 

- Beneficiaries of funds should primarily be City residents and/or be employed in the City.8  Recipients 
will be required to track and report on previous Residency to ensure compliance. 

- CAHF assistance must be used to support projects located within the City limits of Charlottesville, 
unless approved by City Council. 

                                                           
7 100% AMI is defined as the current median family income for a family of four for the City of Charlottesville as adjusted by HUD.  Percentage adjustments for 
family size are 70% for one person, 80% for two persons, 90% for three persons, 108% for five persons, 116% for six persons, 124% for seven person and 
132% for eight persons.  For each person in excess of eight, the four-person income limit should be multiplied by an additional eight percent (e.g., for 9 
persons multiple by 140%).  Income limits are rounded to the nearest $50.  This is consistent with the methodology used for calculation of HUD income 
limits. 
8 Exceptions to preferences are 1) the homeless, 2) persons who lived in the City during the previous 2 years, and 3) conflicting funding requirements that 
have no Residency preferences. 
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- Funding will be primarily reserved for access to or the creation, preservation, and development of 
Supported Affordable Units. 
 

- Since market forces and demographics are subject to change, CAHF assistance may also be used on a 
limited basis to explore and encourage new models that are intended to enable affordable and/or 
Supported Affordable Units in the City. 

Accountability and Tracking 

Assistance for Rental Housing  and Housing Rehabilitation 
 
The purpose of CAHF support for rental housing or housing rehabilitation is to increase the availability of 
Supported Affordable Unit rental options and also to allow qualified owners9 to make essential repairs to 
maintain existing Affordable Housing and expand the City’s base of Supported Affordable Units. 
 
Accountability Measures 
 
Project-Based: Projects should have a supported mechanism in place to ensure affordability.   The 
affordability period will vary depending upon the amount of CAHF assistance provided and the type of 
project, as shown below. 

TYPE OF PROJECT CAHF ASSISTANCE10 AFFORDABILITY PERIOD* 

 
Housing Rehabilitation 

 
<$5,000 (per unit) 

 
$5,001 - $10,000 

 
 $10,001 - $ 15,000  

 
$15,001 - $25,000 

 
$25,001 - $40,000 

 
$40,001 - $55,000 

 
$55,001 - $70,000 

 
$70,001 and over 

 
1 year 

 
3 years 

 
5 years 

 
10 years 

 
15 years 

 
20 years 

 
25 years 

 
30 years 

 

 
Rental Housing* 

 
 
 

New Construction of Rental 
Housing 

 
Rehabilitation / Refinancing of 

Rental Housing 
 
 

 
 
 

 20 years 
 
 

15 years 
 
 

   
* Period of Affordability is further subject to Federal and/or other funding requirements.  If the period required by other funding is shorter than required by CAHF or if 
foreclosure or other provisions exclude the use of an affordability period, then CAHF will subordinate accordingly. It will be the responsibility of the Recipient to request 
subordination.  If the period is longer than required by CAHF, then the longer term will be used. 
**Rental Housing affordability periods are consistent with the HUD HOME program guidelines. 

 
Affordability Period: The CAHF Recipient (or current owner should the property sell) of Project-Based 
Financial Supports for rental housing will be responsible for ensuring the affordability of assisted projects 

                                                           
9 Qualified owners can refer to either an owner occupied unit where the household meets specified income limits or to owners of rental units where 
assistance is provided for the benefit of income qualified tenants. 
10 CAHF assistance amounts will be revisited to ensure reasonableness.  Housing rehabilitation amounts will be reviewed and updated every 5 years.  
Changes shall be indexed to annual percentage changes in the Consumer Price Index for Housing in the South Urban Region as published by the Bureau of 
Labor Statistics, using the month/year of adoption of this policy as a start date. Rental Housing figures will be revised based on changes to the HOME 
regulations as promulgated by HUD.  
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during the required affordability period, as shown in the above table. The affordability period may be reduced 
by the City for a rental housing project that will significantly increase the number of Supported Affordable 
Units. In no event shall the affordability period be less than 10 years. Should affordability be lost during this 
period, the Recipient or current owner will be responsible for repayment of funds. .  The amount of 
repayment will be reduced for each year of compliance. The annual reduction will be equal to the amount of 
assistance divided by the number of years in the affordability period (e.g., $300,000/20 = $15,000).  For CAHF 
assistance of $300,000 for a new construction of rental housing project that remains supported affordable for 
10 years, the amount of repayment would be $150,000.  Alternatively, the Owner and/or Recipient may 
commit comparable other units to be SAUs for the remainder of the term (i.e., Comparable Substitution). 

People-Based: The CAHF Recipient of People-Based Financial Supports shall only use funds  for income 
qualified Beneficiaries, as determined and agreed to by the City . 

CAHF Tracking Measures11 
 

Project-Based: Within 30 days of receiving a certificate of occupancy for the project, the Recipient shall 
submit to the City an initial report which indicates the address of each Supported Affordable Unit within the 
project. On June 30 of every year thereafter during the applicable affordability period, the Recipient (or 
current owner should the property sell) will submit an annual report that indicates the address of all 
Supported Affordable Units, including those designated as a Comparable Substitution.   
 
People-Based: The CAHF Recipient of People-Based Financial Supports for rentals shall report to the City on 
an annual basis the addresses of Supported Affordable Units occupied by Beneficiaries who received CAHF 
support (or support through recycling of CAHF funds).  

Assistance for Homeownership 

The purpose and intent of CAHF support for projects including supported affordable homeownership is to 
create opportunities to help bolster the inventory of Supported Affordable Units and/or help low-income 
residents earn equity. 

In reviewing applications for CAHF funds to assist with homeownership, the City will consider, among other 
factors: 

 Applicant’s demonstrated history of providing Affordable Housing and/or Supported Affordable 
units 

 Applicant’s plan for continuing to provide additional Affordable Housing and Supported Affordable 
Units in the future 

 Any mechanisms for maintaining affordability periods of the unit over time 
 Any mechanisms for helping families earn savings through mortgage payments and appreciated 

value 
 Any mechanisms for sharing appreciation upon resale with the non-profit agency 
 Any mechanisms for sharing appreciation upon resale with the City  
 Any mechanisms for recycling funds back into future Supported Affordable Units via reinvestment, 

return of funds to the CAHF or to another affordable housing fund (as agreed to by the City) 
 Other creative mechanisms that help promote equity earning among low-income homeowners 

and/or leverage funding for future low-income housing opportunities 
 

Accountability Measures 
 

                                                           
11

 There is no specified reporting format; therefore, any report providing the requested information may be used as long as the Supported Affordable Units 

are identified by address. 
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Project-Based: Funds received by the Recipient upon the sale of a designated Supported Affordable Unit shall 
be used by the Recipient to create access to additional Supported Affordable Units according to the 
Recipient’s Form 990 or shall be returned to the City as part of an appreciation-sharing agreement, unless 
otherwise authorized by the City. The Recipient shall notify the City following the sale of a designated 
Supported Affordable Unit and shall designate the fund into which the proceeds (or portion thereof) have 
been placed. 
 
People-Based: Funds received by the Recipient upon the sale of a designated unit shall be used by the 
Recipient to create access to additional Supported Affordable Units according to the Recipient’s Form 990 or 
shall be returned to the City as part of an appreciation-sharing agreement, unless otherwise authorized by the 
City. The Recipient shall notify the City following the sale of a designated unit and shall designate the fund 
into which the proceeds (or portion thereof) have been placed. 
 
CAHF Tracking Measures12 

Project-Based: Within 30 days of closing on a Supported Affordable Unit that received Project-Based Financial 
Supports from CAHF, the Recipient will identify the unit as a Supported Affordable Unit in a notification 
submitted to the City that contains the address of the designated unit. On June 30 of every year thereafter, the 
Recipient shall submit a report that indicates the addresses of all Supported Affordable Units, including  those 
that have secured Supported Affordable Unit status from the fund designated by the Recipient to receive 
proceeds from the sale of another Supported Affordable Unit(s)within the project or that are subject to 
Project-Based Legal Supports. 

 
People-Based: Within 30 days of closing on a Supported Affordable Unit where the Beneficiary received 
People-Based Financial Supports from CAHF, the Recipient will identify the unit as a Supported Affordable 
Unit in a notification submitted to the City that contains the address of the designated unit. On June 30 of 
every year thereafter, the Recipient will submit a report that indicates the addresses of all Supported 
Affordable Units, including  newly designated units that have secured Supported Affordable Unit status from 
the fund designated by the Recipient to receive proceeds from the sale of another Supported Affordable 
Unit(s). 

 
How to Apply for CAHF & Potential Use of Funds13 

Applications for CAHF will be accepted on a continual basis, with no set deadline.  Applicants are 
strongly urged to communicate with City staff in advance to discuss their proposed project.  If demand 
for funds exceeds available funds, then Applicants will be advised and preferences contained herein 
will help determine funding recommendations to City Council.  The following is a list of potential uses 
for the CAHF; however, this list is not meant to be exclusive. 

- Redevelopment of CRHA Properties  
 

- Rental Housing 
 

- Homeownership 
 

- Down Payment & Closing Cost Assistance or Foreclosure Assistance 
 

- Homeowner and/or Rental Rehabilitation 
 

- Loan Program and/or Revolving Loan Fund 

                                                           
12

 There is no specified reporting format; therefore, any report providing the requested information may be used as long as the Supported Affordable Units 

are identified by address. 
13 All potential uses of funds are subject to the Code of Virginia and the City of Charlottesville Code of Ordinances.  
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- Single Room Occupancy or Boarding House 
 

- Energy Efficiency Upgrades  
 

- Rental Subsidies 
 

- Land Acquisition and Assembly in support of Supported Affordable Units and/or mixed income 
housing 
 

- Land Development in support of Supported Affordable Units and/or mixed income housing 
 

- Predevelopment Expenses when in support of a Supported Affordable Units project (e.g., feasibility 
analyses, market studies, A&E fees, environmental and/or geotechnical studies, relocation payments, 
appraisal costs, legal fees, permits, etc.)14 
 

- Efforts involving the use of Low Income Housing Tax Credits, shared equity, community land trust 
and deed restrictions are encouraged to ensure long term affordability 
 

- Initiatives that preserve and/or expand housing opportunities for the Special Needs Population. 
 

- Preservation of existing Affordable Housing to provide Supported Affordable Units 
 

- Other projects as allowable under Virginia Code.  
 

Other Uses of CAHF Funds 
 

- Funding exceptions are possible; however, use of funds for programmatic purposes should only be 
allowed when a determination has been made that 2025 housing goal progress is on track or ahead 
of schedule.  Even in these instances, programmatic uses should be limited to one time expenses that 
are provided through ADU payments or proffers. 

- Funding can be used for data collection to better understand housing issues/needs and to study 
Affordable Housing stock and Supported Affordable Unit issues as they relate to accomplishment of 
the 2025 housing goal. Funding should be limited to no more than 10% of the annual amount 
awarded to CAHF through the CIP process. 
 

- Funding may also be used for administration purposes related to HAC meetings, educational 
purposes, public outreach, staff training, and other minor expenses related to furthering Supported 
Affordable Unit efforts.  This amount should be limited to 1% of the annual amount appropriated to 
the CAHF. 
 
 

 
 

                                                           
14

 A cost share of 50% will be required for predevelopment initiatives unless these are City directed/requested.  Repayment of funds will not be required if 

a project is deemed infeasible as a result of predevelopment efforts; however, the Recipient will be required to share/disclose all findings with the City. 
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City of Charlottesville

Affordable Housing Fund (CAHF) Application

(all items must be completed)

Applicant Information

Total Amount of CAHF funds requested: $125,000

Check
Tier
Applying
For

Amount of CAHF
Funds Requested
by Tier

Level of
Funding

Typical
Amount of
Funding
Available

Households Served

XX $25,000 Tier 1 $375,000 serving households with incomes up to
30% of Area Median Income (AMI)

XX $75,000 Tier 2 $225,000 serving households with incomes up to
60% of Area Median Income (AMI)

XX $25,000 Tier 3 $150,000 serving households with incomes up to
80% of Area Median Income (AMI)

Organization name: Local Energy Alliance Program

Contact name: Chris Meyer

Title: Executive Director

Organization Address: 608 Ridge Street

Phone: 434.227.4666

Email: chris@leap-va.org



Project Information

Project Name: Assisted Home Performance and Electrification Ready (AHP) - Owner Occupied

Project Location: All of Charlottesville

Purpose of requested funding:   (check all that apply)

_____ New Construction

_____ Acquisition

_xx__ Rehabilitation

_____ Rent Subsidy

_____ Operating/Administration

_xx__ Other:  Energy Efficiency retrofits with health and safety repairs

Project type:  (check all that apply)

_____ Multi-family

_xx_ Single family (detached)

_xx_ Single family (attached)

_xx_ Rehabilitation

_____ New Construction

_____ Acquisition

_xx_ Other: Will assist all housing types including manufactured homes that are owner

occupied.



Income restrictions on project (indicate number of units meeting each Area Median

Income (AMI) category:

______________ Incomes less than 30% AMI

______________ Incomes between 30% and 40% AMI

______________ Incomes between 40% and 50% AMI

______________ Incomes between 50% and 60% AMI

______________ Incomes between 60% and 80% AMI

______________ Unrestricted units (>80% AMI)

______________ Total Units

Term of Affordability (indicate number of units meeting each affordability term):

______________ less than 2 years

______________ 2 - 5 years

______________ 5 - 10 years

______________ 10 - 15 years

_______________ 15 - 20 years

______________ 20 - 30 years

______________ more than 30 years

______________ Total Units



Project Proposal:

Please provide following information as separate attachments to the application:

1. Project Description -- Provide a description of the proposed project.

Include: project type and location, short and long term goals, the population(s) to

be served. Discuss plans for accessibility/adaptability, energy conservation and/or

any green building components.

This program will assist 14-18 low-income households (in a mix of the three income tiers
provided) with whole-house energy-efficiency solutions, increasing comfort and indoor air
quality while reducing energy bills. The improvements will assist in keeping existing affordable
housing stock affordable, by reducing maintenance costs (e.g. better ventilation reduces mold
and rot), reducing ownership cost through energy bill reduction, and improving home comfort
and health outcomes. Additionally, if the home heating system is a good fit for electrification
(the switching from a fossil-fuel-fired furnace or water heater to a high-efficiency electric heat
pump system), LEAP will also make those necessary improvements.

Program Scope of Work includes:
o Pre-qualification of homeowners
o Collection of utility usage from the year prior to work commencing (to the

greatest extent feasible, when data is available)
o Comprehensive Home Energy Audit performed by LEAP staff. Audit shall meet

Building Performance Institute standards. Energy conservation, water
conservation, occupant comfort, and health and safety improvements based
upon recommendations from the energy audit report could include:

▪ Improvements to facilitate Beneficial Electrification
▪ Air sealing
▪ Duct sealing
▪ Insulation (attic, walls, basement, crawl space)
▪ Crawlspace/Foundation insulation
▪ HVAC system tune-up
▪ HVAC system replacement
▪ Ductwork reconfiguration
▪ Water heater replacement
▪ Hot water pipe insulation
▪ Ventilation improvements and moisture control (bath fans, kitchen

range exhaust, dehumidifiers, etc.)
▪ Installing CO and smoke detectors

Beneficiaries would be income qualified using the current HUD Income Limit guidelines (or
2023 when released). LEAP already maintains a list of income-qualified households waiting



for this type of assistance. A minimum of 14 households are to be assisted. LEAP will prioritize
participants for the program who reside in the CDBG priority neighborhoods of Rose Hill, 10th
and Page, Fifeville, Ridge Street, and Belmont. LEAP’s headquarters is located on Ridge Street
and neighbors Fifeville.

By starting with a Home Energy Assessment, LEAP identifies the unique opportunities to reduce
energy usage in each home. Combined with leveraging other programs from Dominion Energy
and the City, LEAP can do ‘deep’ dives into the house that often require systemic fixes (like duct
sealing and a new electric heat pump) to maximize energy savings. By ensuring that each
home receives a unique solution set and delivering multiple improvements within a home, LEAP
maximizes the energy savings for the homeowner while delivering services in a cost-effective
manner to the City and client.

LEAP uses our own set of experienced analysts to assess homes and discuss each home’s
particular needs with the client.

All of the home improvements LEAP makes have been proven over the years, through
independent research, to save energy and money.  Because Dominion’s energy-efficiency
programs are regulated, much of the programming LEAP implements is frequently reviewed by
the State Corporation Commission and found to be cost-effective in reducing energy use.
Equipment replacements are independently rated for energy usage in order to determine the
efficacy of each individual piece of equipment. LEAP’s project managers are certified and take
continuing education courses to ensure that the solutions they’re suggesting or implementing
for low-income households are the most appropriate and up-to-date options available. Finally,
LEAP currently reports to the City on energy savings for a similar program and has consistently
met its goal of more than 20% energy savings on average for clients served. This 20% savings
equates to an ongoing annual savings of $350/year (nearly $30/month) for an 1800 sqft, 3-4
bedroom house built 50-60 years ago.

2. Demonstration of Need -- Describe how the project contributes to the City

of Charlottesville's housing goals.

Per the City’s own Affordable Housing Plan (slide 147), energy efficiency
rehabilitation and retrofits are one of the explicitly listed activities to be supported
and implemented. This project takes what is on paper and makes it a reality. It will
assist in keeping existing affordable housing units affordable or maintaining the
stock. It will also, in many cases, be leveraging external funding from Dominion
Energy’s low-income energy-efficiency program ($1-to-$1 or greater in most cases)
which will mean additional funding being sourced to support the City’s goals. The
project will also target households in all three income tiers, with the majority
expected to be in the tier below 60% AMI.

3. Demonstration of Equity – Describe how this project demonstrates and

promotes equitable housing needs and economic opportunity for low-income



residents in the City of Charlottesville.

All homeowners should feel comfortable in their homes and have an energy burden
- or cost to heat and cool their home - that is bearable. However, for low-income
households, their housing often lacks proper insulation levels, is under maintained
with older, inefficient equipment, and thus, is relatively more expensive to heat
and cool compared to a middle-higher income home. This project seeks to address
the home comfort AND energy burden aspects of homeownership for low-income
households. It will reduce energy bills and long-term maintenance costs, which will
keep the housing stock affordable for longer and allow savings on energy bills to
be spent on other household needs.

4. Project Readiness -- Provide evidence of: organizational experience and capacity

to manage the project; pursue and acquire land, site control, required zoning variance

and permitting (if applicable); financial commitments for the projects; community

engagement plan (if applicable); resident relocation plan (if applicable); plans for

preparation and coordination of necessary public meetings (if applicable).

LEAP maintains a waitlist of income-qualified households already audited who are waiting for
funding - as of the end of January 2022, the list numbered 10. Through outreach with partners
such as the Community Climate Collaborative, Charlottesville Gas, past client referrals, and
other channels, we typically add 4-5 income-qualifying households to our roster of clients
needing assistance each month.

LEAP has a dedicated audit team and weatherization crews for the Charlottesville area that
serves 40 households a month. Our client coordination team is experienced in coordinating
necessary oversight and paperwork with the City’s legal office and securing necessary
signatures from clients. One of LEAP’s coordinators is a notary and will go to a home to get a
notarized signature, if necessary, in order to move a project forward administratively.

LEAP would anticipate spending a $125,000 project allocation (14-18 clients) in 9-12 months.
The maximum of 12 months would likely only be necessary if we were to receive additional
external funding that we would prioritize spending instead of the City’s resources. In the
calendar year of 2021, LEAP served 263 low-income single-family households with a range of
energy-efficiency services, around 22 households a month. We are capable of serving 14-18
households over 9-12 months.

5. Project Budget -- Provide a detailed description of the proposed project

budget showing sources and uses and amounts of additional funding.

LEAP’s budget for the entire Assisted Home Performance program for low-income
homeowners in the City of Charlottesville is $375,000. Of that amount, LEAP is
requesting $125,000 from the CAHF with another chunk potentially coming from the
City’s HOME allocation, and the balance of $187,500 projected to be covered by



Dominion Energy.

Assisted Home Performance Owner Occupied Budget Funding Splits

Item Units
Avg
cost/unit Total

Cville
HOME Cville CAHF Dominion

Energy Efficiency retrofit
mid-range 40 $5,000 $200,000 $40,000 $50,000 $110,000

Energy Efficiency retrofit
high-range 10 $10,000 $100,000 $10,000 $50,000 $40,000

Overhead (25%) $75,000 $12,500 $25,000 $37,500

Total $375,000 $62,500 $125,000 $187,500

The majority of projects LEAP would implement would max out at around $5,000 of
provided support, to align with the City’s Housing Affordability Policy (HAP) for
when a lien on the deed is not required. A smaller portion of participants would
receive up to $10,000 of assistance, which would require a lien on the deed for a
number of years until the amount is amortized based on the HAP.

Each home is different and would require different energy-efficiency measures, with
differing costs depending on the home. However, a sampling of average costs for
varying measures include: $2,000-$3,000 for attic insulation and air sealing, $8,500
to replace a heat pump, $2,500-$4,000 for a heat pump hot water heater
replacement, $1,000 to replace an electric panel, and $450 to install a new bath fan.
LEAP utilizes reimbursement rates for different measures provided by Dominion
Energy and that have been reviewed by the State Corporation Commission. All of
our work comes with industry-standard guarantees on equipment and workmanship
in addition to LEAP being fully insured for any liability that may arise.

LEAP’s overhead rate is 25% for energy-efficiency work. Expenses in addition to the
overhead covering client coordination/outreach and project
administration/reporting, include: workers comp, general liability and other
insurances needed, truck and equipment expense, and training and certification
costs associated with maintaining LEAP’s workforce. All of our full-time staff earn
above a living wage and receive a full benefits package.

6. Project Schedule -- Indicate the proposed project schedule; timing of

completed SAUs; pre- development, anticipated pursuit and acquisition timeline,

site control, zoning approval, financing and construction milestones (if applicable)

to project completion.



Because LEAP already has a list of low-income households waiting for
improvements, as soon as the contract is signed, LEAP will start work on any
necessary paperwork with the client to qualify them in the City’s system. Within
the first month, at least 2-3 households would be served. Over the next 5 months,
an additional 2-3 households would be served for a total of at least 12 households
served in the first six months. Over the next three months, the remaining 4-6
households would be served. The final three months would be utilized for any
reporting and/or cushion time in case additional Dominion funding was allocated
enabling LEAP to save City funding to be spent later. Again, we always try to utilize
Dominion’s funding first with the last three months of the calendar year
(Oct-December) being when extra allocations are normally awarded. LEAP can
report every three months, or as desired by City staff.

7. Experience -- Provide a summary of similar activities completed by the organization

and project team.

LEAP has a proven track record executing this type of work for the City over the last three
years. Our team recently grew from a staff of five to 14 full-time employees serving the
area, and accordingly increased our capacity. Our audit team reviews about 40 homes on
average each month, and about 20 of those in the Greater Charlottesville area receive
weatherization measures from our crews. All of our auditors are certified through the
Building Performance Institute, have worked for LEAP for at least one year, and are familiar
with these types of projects as well as how to ensure their prompt implementation. LEAP’s
network of trade allies (HVAC contractors, plumbers, and others) are responsive and
complete work 2-3 weeks after being contracted. LEAP is currently executing this project
with CDBG and HOME funding worth nearly $100,000. We have nearly spent down that
funding in 7 months, prioritizing Dominion Energy funding over City funds in November and
December of 2021. LEAP now serves low-income households throughout Northern and
Central VA with similar energy-efficiency measures.

8. Capacity – Provide a detailed description to demonstrate the applicant’s ability to

complete this project within 24 months.

LEAP’s professional staff, consisting of Executive Director (Chris Meyer), Technical Director
(Wilson Ratliff), Marketing and Outreach Manager (Erin Morgan), and Client Relations
Coordinator (Kara Chipiwalt) meet regularly to review program progress and reporting needs.
This includes weekly meetings to review households in need of service, utilization of project
management software, and frequent communication with grant coordinators to ensure quality
control. The City of Charlottesville’s Housing and Redevelopment staff (Erin Atak) can attest
that LEAP has aggressively spent our current FY CDBG and HOME allocations exceeding plan
and target. That includes reporting and invoicing in a timely manner, frequent and responsive
communication, and management of multiple contracts with the City simultaneously. LEAP
manages and implements, at any one time, more than 10 programs or unique sources of
funding from the City of Charlottesville (3), Albemarle County (1), foundation grants (2), and
Utility programs (4) - all of which have their own reporting and administrative requirements.



9. Metrics – Provide a detailed description of the metrics used to measure success.

LEAP developed program evaluation metrics together with relevant City staff to detail the most
relevant energy-efficiency measurements. These include: Kilowatt Hours Saved, Therms Saved
(natural gas clients), Measures Implemented, and Efficiency Gains. Additionally, LEAP collects
socio-economic demographic data on Race, Age, Household Headship, Income, and Number of
Inhabitants. Evaluation of the data collected previously helped to inform where marketing
dollars and time should be spent in order to ensure we are reaching low-income clients of all
races and in the neediest neighborhoods.

Authorization:

Organization Name:     Local Energy Alliance Program

Project Title:   Assisted Home Performance and Electrification Ready (AHP) - Owner

Occupied

I, Chris Meyer, certify that I am authorized to  apply for funding from the City of

Charlottesville. I certify that all information contained herein is accurate to the best of my

knowledge.

2/9/2022

Signaturature Date

Chris Meyer Executive Director

Print Name Title



Applications shall be submitted electronically via email in one complete .pdf package to:

Brenda Kelley, Redevelopment Manager

Office of Community Solutions

kelleybr@charlottesville.gov

(434) 970-3040

It is the applicant’s responsibility to insure that the application package is fully completed and received

on or before the deadline. Applications received after the deadline will not be considered.

mailto:kelleybr@charlottesville.gov


City of Charlottesville

Affordable Housing Fund (CAHF) Application

(all items must be completed)

Applicant Information

Total Amount of CAHF funds requested: $100,000

Check
Tier
Applying
For

Amount of CAHF
Funds Requested
by Tier

Level of
Funding

Typical
Amount of
Funding
Available

Households Served

xx $20,000 Tier 1 $375,000 serving households with incomes up to
30% of Area Median Income (AMI)

xx $70,000 Tier 2 $225,000 serving households with incomes up to
60% of Area Median Income (AMI)

xx $10,000 Tier 3 $150,000 serving households with incomes up to
80% of Area Median Income (AMI)

Organization name: Local Energy Alliance Program

Contact name: Chris Meyer

Title: Executive Director

Organization Address: 608 Ridge Street

Phone: 434.227.4666

Email: chris@leap-va.org



Project Information

Project Name: Assisted Home Performance and Electrification Ready (AHP) - Renter Occupied

Project Location: All of Charlottesville

Purpose of requested funding:   (check all that apply)

_____ New Construction

_____ Acquisition

_xx__ Rehabilitation

_____ Rent Subsidy

_____ Operating/Administration

_xx__ Other:  Energy Efficiency retrofits with health and safety repairs

Project type:  (check all that apply)

_____ Multi-family

_xx_ Single family (detached)

_xx_ Single family (attached)

_xx_ Rehabilitation

_____ New Construction

_____ Acquisition

_xx_ Other: Will assist all housing types including manufactured homes that are owner

occupied.



Income restrictions on project (indicate number of units meeting each Area Median

Income (AMI) category:

______________ Incomes less than 30% AMI

______________ Incomes between 30% and 40% AMI

______________ Incomes between 40% and 50% AMI

______________ Incomes between 50% and 60% AMI

______________ Incomes between 60% and 80% AMI

______________ Unrestricted units (>80% AMI)

______________ Total Units

Term of Affordability (indicate number of units meeting each affordability term):

______________ less than 2 years

______________ 2 - 5 years

______________ 5 - 10 years

______________ 10 - 15 years

_______________ 15 - 20 years

______________ 20 - 30 years

______________ more than 30 years

______________ Total Units



Project Proposal:

Please provide following information as separate attachments to the application:

1. Project Description -- Provide a description of the proposed project.

Include: project type and location, short and long term goals, the population(s) to

be served. Discuss plans for accessibility/adaptability, energy conservation and/or

any green building components.

This program will assist 10-14 low-income renters (in a mix of the three income tiers provided)
by improving their homes’ with whole-house energy-efficiency solutions, increasing comfort
and indoor air quality while reducing energy bills. The improvements will assist in keeping
existing affordable housing stock affordable, by reducing energy bills and improving home
comfort and health outcomes. Additionally, if the home heating system is a good fit for
electrification (the switching from a fossil-fuel-fired furnace or water heater to a high-efficiency
electric heat pump system), LEAP will also make those necessary improvements.

Program Scope of Work includes:
o Pre-qualification of households
o Collection of utility usage from the year prior to work commencing (to the

greatest extent feasible, when data is available)
o Comprehensive Home Energy Audit performed by LEAP staff. Audit shall meet

Building Performance Institute standards. Energy conservation, water
conservation, and health and safety improvements based upon
recommendations from the energy audit report could include:

▪ Upgrades for Electrification, if needed
▪ Air sealing
▪ Duct sealing
▪ Adding insulation where needed (attic, walls, basement, crawl space)
▪ Encapsulating the crawl space
▪ HVAC system tune-up
▪ HVAC system replacement
▪ Ductwork reconfiguration
▪ Water heater replacement
▪ Insulating water heater and the supply and distribution pipes
▪ Installing ventilation where needed (bath fans, kitchen range exhaust,

etc.)
▪ Installing CO and smoke detectors

Beneficiaries would be qualified as ‘low-income’ using the 2023 HUD Income Limit guidelines
(when released). LEAP already maintains a list of income-qualified households waiting for this
type of assistance. A minimum of 10 rental households are to be assisted. LEAP will prioritize



participants for the program who reside in the CDBG priority neighborhoods of Rose Hill, 10th
and Page, Fifeville, Ridge Street, and Belmont. LEAP’s headquarters is located on Ridge Street
and neighbors Fifeville.

By starting with a Home Energy Assessment, LEAP identifies the unique opportunities to reduce
energy usage in each home. Combined with leveraging other programs from Dominion Energy
and the City, LEAP can do ‘deep’ dives into the house that often require systemic fixes (like duct
sealing and a new electric heat pump) to maximize energy savings. By ensuring that each
home receives a unique solution set and delivering multiple improvements within a home, LEAP
maximizes the energy savings for the resident, while delivering services in a cost-effective
manner to the City and client.

LEAP uses our own set of experienced analysts to assess homes and discuss each home’s
particular needs with the client.

All of the home improvements LEAP makes have been proven over the years, through
independent research, to save energy and money. Because Dominion’s energy-efficiency
programs are regulated, much of the programming LEAP implements is frequently reviewed by
the State Corporation Commission and found to be cost-effective in reducing energy use.
Equipment replacements are independently rated for energy usage in order to determine the
efficacy of each individual piece of equipment. LEAP’s project managers are certified and take
continuing education courses to ensure that the solutions they’re suggesting or implementing
for low-income households are the most appropriate and up-to-date options available. Finally,
LEAP currently reports to the City on energy savings for a similar program and has consistently
met its goal of more than 20% energy savings on average for clients served. This 20% savings
equates on average to an ongoing annual savings of $350/year (nearly $30/month) for an
1800 sqft, 3-4 bedroom house built 50-60 years ago.

2. Demonstration of Need -- Describe how the project contributes to the City

of Charlottesville's housing goals.

Per the City’s own Affordable Housing Plan (slide 147), energy efficiency
rehabilitation and retrofits are one of the explicitly listed activities to be supported
and implemented. This project takes what is on paper and makes it a reality. It will
assist in keeping existing affordable housing units affordable or maintaining the
stock. It will also, in many cases, be leveraging external funding from Dominion
Energy’s low-income energy-efficiency program ($1-to-$1 or greater in most
cases), which will mean additional funding being sourced to support the City’s
goals. The project will also target households in all three income tiers, with the
majority expected to be in the tier below 60% AMI.

3. Demonstration of Equity – Describe how this project demonstrates and

promotes equitable housing needs and economic opportunity for low-income

residents in the City of Charlottesville.



All renters should feel comfortable in their homes and have an energy burden - or
cost to heat and cool their home - that is bearable. The majority of low-income
residents in the City are renters. However, for low-income renters, their housing
often lacks proper insulation levels, is under maintained with older, inefficient
equipment, and thus, is relatively more expensive to heat and cool compared to a
middle-higher income home. This project seeks to address the home comfort AND
energy burden aspects of low-income renters, reducing energy bills for
participating Charlottesville residents.

Renters face a split incentive challenge regarding energy-efficiency updates,
because it is normally the responsibility of the landlord to pay for insulation and air
sealing for example, but the landlord doesn’t receive the savings and comfort
benefits. If the renter makes those investments, but only plans to live in the
property for a couple of years, they would never reap the full benefits of their
investment. Thus, the need for this type of project.

LEAP will target the program to landlords who themselves are lower-income
qualified. We will not engage large, corporate owners of multiple rental properties.
We will utilize the Housing Assistance Program’s (HAP) policies associated with
assisting renters, which will ensure a landlord can not raise rent on the tenant until
the Deferred Loan’s term is complete (1-3 years depending on the amount of
benefit received).

4. Project Readiness -- Provide evidence of: organizational experience and capacity

to manage the project; pursue and acquire land, site control, required zoning variance

and permitting (if applicable); financial commitments for the projects; community

engagement plan (if applicable); resident relocation plan (if applicable); plans for

preparation and coordination of necessary public meetings (if applicable).

LEAP maintains a waitlist of income-qualified households, including renters already audited
who are waiting for funding - as of the end of January 2022, the list numbered 10. Through
outreach with partners such as the Community Climate Collaborative, Charlottesville Gas, past
client referrals, and other channels, we typically add 4-5 income-qualifying households and
renters to our roster of clients needing assistance each month.

LEAP has a dedicated audit team and weatherization crews for the Charlottesville area that
serves 40 households a month. Our client coordination team is experienced in coordinating
necessary oversight and paperwork with the City’s legal office and securing necessary
signatures from clients and landlords. One of LEAP’s coordinators is a notary and will go to a
home to get a notarized signature, if necessary, in order to move a project forward
administratively.

LEAP would anticipate spending a $100,000 project allocation (10-14 clients) in 12-16 months.
The maximum of 16 months would likely only be necessary if we were to receive additional



external funding that we would prioritize spending instead of the City’s resources. In the
calendar year of 2021, LEAP served 263 low-income single-family households with a range of
energy-efficiency services, around 22 households a month. We are capable of serving 14-18
households over 9-12 months.

5. Project Budget -- Provide a detailed description of the proposed project

budget showing sources and uses and amounts of additional funding.

LEAP’s budget for the entire Assisted Home Performance program for low-income
renters in the City of Charlottesville is $200,000. Of that amount, LEAP is requesting
$100,000 from the CAHF with the balance of $100,000 projected to be covered by
Dominion Energy.

Assisted Home Performance
Renters Funding Splits

Item Units Avg cost/unit Total City of Cville Dominion

Energy Efficiency retrofit
mid-range 20 $5,000 $100,000 $55,000 $45,000

Energy Efficiency retrofit
high-range 6 $10,000 $60,000 $25,000 $35,000

Overhead (25%) $40,000 $20,000 $20,000

Total $200,000 $100,000 $100,000

The majority of projects LEAP would implement would max out at around $5,000 of
provided support, to align with the City’s Housing Affordability Policy (HAP) for
when a lien on the deed is not required. A smaller portion of participants would
receive up to $10,000 of assistance, which would require a lien on the deed for a
number of years until the amount is amortized based on the HAP.

Each home is different and would require different energy-efficiency measures, with
differing costs depending on the home. However, a sampling of average costs for
varying measures include: $2,000-$3,000 for attic insulation and air sealing, $8,500
to replace a heat pump, $2,500-$4,000 for a heat pump hot water heater
replacement, $1,000 to replace an electric panel, and $450 to install a new bath fan.
LEAP utilizes reimbursement rates for different measures provided by Dominion
Energy and that have been reviewed by the State Corporation Commission. All of
our work comes with industry-standard guarantees on equipment and workmanship
in addition to LEAP being fully insured for any liability that may arise.

LEAP’s overhead rate is 25% for energy-efficiency work. Expenses in addition to the
overhead covering client coordination/outreach and project



administration/reporting, include: workers comp, general liability and other
insurances needed, truck and equipment expense, and training and certification
costs associated with maintaining LEAP’s workforce. All of our full-time staff earn
above a living wage and receive a full benefits package.

6. Project Schedule -- Indicate the proposed project schedule; timing of

completed SAUs; pre- development, anticipated pursuit and acquisition timeline,

site control, zoning approval, financing and construction milestones (if applicable)

to project completion.

Because LEAP already has a list of low-income households waiting for
improvements, as soon as the contract is signed, LEAP will start work on any
necessary paperwork with the client to qualify them in the City’s system. However,
the list of renters is currently not as robust as the list of homeowners, so time
would also need to be dedicated to growing this list. Within the first month, we
would assist at least 1 renter and average 1-2/month over the next 12 months,
expecting to finish all projects no later than 15 months after commencement. We
would add an additional three months for any reporting and/or cushion time in
case additional Dominion funding was allocated enabling LEAP to save City funding
to be spent later. Again, we always try to utilize Dominion’s funding first, with the
last three months of the calendar year (Oct-December) being when extra
allocations are normally awarded. LEAP can report every three months, or as
desired by City staff. We anticipate that all reporting and grant expenditures will
be finished no later than 18 months after signature, and likely earlier.

7. Experience -- Provide a summary of similar activities completed by the organization

and project team.

LEAP has a proven track record executing this type of work for the City over the last three
years. Our team recently grew from a staff of five to 14 full-time employees serving the
area, and accordingly increased our capacity. Our audit team reviews about 40 homes on
average each month, and about 20 of those in the Greater Charlottesville area receive
weatherization measures from our crews. All of our auditors are certified through the
Building Performance Institute, have worked for LEAP for at least one year, and are familiar
with these types of projects as well as how to ensure their prompt implementation. LEAP’s
network of trade allies (HVAC contractors, plumbers, and others) are responsive and
complete work 2-3 weeks after being contracted. LEAP is currently executing this project
with CDBG and HOME funding worth nearly $100,000. We have nearly spent down that
funding in 7 months, prioritizing Dominion Energy funding over City funds in November and
December of 2021. LEAP now serves low-income households throughout Northern and
Central VA with similar energy-efficiency measures.



8. Capacity – Provide a detailed description to demonstrate the applicant’s ability to

complete this project within 24 months.

LEAP’s professional staff, consisting of Executive Director (Chris Meyer), Technical Director
(Wilson Ratliff), Marketing and Outreach Manager (Erin Morgan), and Client Relations
Coordinator (Kara Chipiwalt) meet regularly to review program progress and reporting needs.
This includes weekly meetings to review households in need of service, utilization of project
management software, and frequent communication with grant coordinators to ensure quality
control. The City of Charlottesville’s Housing and Redevelopment staff (Erin Atak) can attest
that LEAP has aggressively spent our current FY CDBG and HOME allocations exceeding plan
and target. That includes reporting and invoicing in a timely manner, frequent and responsive
communication, and management of multiple contracts with the City simultaneously. LEAP
manages and implements, at any one time, more than 10 programs or unique sources of
funding from the City of Charlottesville (3), Albemarle County (1), foundation grants (2), and
Utility programs (4) - all of which have their own reporting and administrative requirements.

9. Metrics – Provide a detailed description of the metrics used to measure success.

LEAP developed program evaluation metrics together with relevant City staff to detail the most
relevant energy-efficiency measurements. These include: Kilowatt Hours Saved, Therms Saved
(natural gas clients), Measures Implemented, and Efficiency Gains. Additionally, LEAP collects
socio-economic demographic data on Race, Age, Household Headship, Income, and Number of
Inhabitants. Evaluation of the data collected previously helped to inform where marketing
dollars and time should be spent in order to ensure we are reaching low-income clients of all
races and in the neediest neighborhoods.



Authorization:

Organization Name:     Local Energy Alliance Program

Project Title:   Assisted Home Performance and Electrification Ready (AHP) - Renter

Occupied

I, Chris Meyer, certify that I am authorized to  apply for funding from the City of

Charlottesville. I certify that all information contained herein is accurate to the best of my

knowledge.

2/9/2022

Signaturature Date

Chris Meyer Executive Director

Print Name Title

Applications shall be submitted electronically via email in one complete .pdf package to:

Brenda Kelley, Redevelopment Manager

Office of Community Solutions

kelleybr@charlottesville.gov

(434) 970-3040

It is the applicant’s responsibility to insure that the application package is fully completed and received

on or before the deadline. Applications received after the deadline will not be considered.

mailto:kelleybr@charlottesville.gov


From: Kelley, Brenda
To: d"Oronzio, Phil
Cc: Ikefuna, Alexander
Subject: FW: Release of Notice of Funding Availability for the Charlottesville Affordable Housing Fund (CAHF)
Date: Friday, March 11, 2022 14:45:53

 
 

From: Chris Meyer <chris@leap-va.org> 
Sent: Wednesday, February 9, 2022 3:24 PM
To: Kelley, Brenda <kelleybr@charlottesville.gov>
Cc: Wilson Ratliff <wilson@leap-va.org>; Katie VanLangen <katiev@leap-va.org>
Subject: Re: Release of Notice of Funding Availability for the Charlottesville Affordable Housing Fund
(CAHF)
 
** WARNING: This email has originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.**

 
Brenda,
 
Please find attached proposals from LEAP to the CAHF. I believe they're complete in as much
we answered all of the questions except for two regarding the length of affordability and
number of new units provided at which affordability level. Both of those questions are not
relevant to our proposal because we are not building any new units.
 
Thank you for considering the proposal.
 
Regards, Chris
 
On Fri, Jan 21, 2022 at 4:03 PM Kelley, Brenda <kelleybr@charlottesville.gov> wrote:

We are pleased to release the Notice of Funding Availability (NOFA) for the FY22
Charlottesville Affordable Housing Fund (CAHF).  This NOFA contains the information
and Application Form necessary to prepare and submit an application.  More information
can be found at:   https://www.charlottesville.gov/679/Charlottesville-Affordable-Housing-
Fund
 
Applications are due by 4pm, February 18, 2022.
 
Feel free to contact me if you require an Application Form in Word document format.
 
 
Brenda Kelley, Redevelopment Manager
(Pronouns: she/her/hers)
Office of Community Solutions
City of Charlottesville
PO Box 911
Charlottesville, VA  22902
(434) 970-3040
kelleybr@charlottesville.gov

mailto:kelleybr@charlottesville.gov
mailto:doronzio@pilotmortgage.biz
mailto:ikefuna@charlottesville.gov
mailto:kelleybr@charlottesville.gov
https://protect-us.mimecast.com/s/gODdCXD7YqUnZkNBF6u4Oo?domain=charlottesville.gov
https://protect-us.mimecast.com/s/gODdCXD7YqUnZkNBF6u4Oo?domain=charlottesville.gov
mailto:kelleybr@charlottesville.gov


 
**NEW EMAIL** –   kelleybr@charlottesville.gov    -- Please update my contact
information
 

 
--
Chris Meyer
Executive Director 
Local Energy Alliance Program (LEAP) - www.leap-va.org
chris@leap-va.org
Phone: 434.409.0097

mailto:kelleybr@charlottesville.gov
https://protect-us.mimecast.com/s/aiPzCZ6wZvfMYXRPcKJpM7?domain=leap-va.org
mailto:chris@leap-va.org


Exhibit 1 

Application Form for the Charlottesville Affordable Housing Fund 
(CAHF) 
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City of Charlottesville 

Affordable Housing Fund (CAHF) Application 

(all items must be completed) 

Applicant Information 

Total Amount of CAHF funds requested:        $ 750,000.00

Check 
Tier 
Applying 
For 

Amount of CAHF 
funds requested by 
Tier 

Level of 
Funding 

Typical 
Amount of 
Funding 
Available 

Households Served 

    X     $375,000 
Tier 1 $375,000 serving households with incomes up to 30% of 

Area Median Income (AMI) 

   X    $225,000 
Tier 2 $225,000 serving households with incomes up to 60% of 

Area Median Income (AMI) 

   X    $150,000 
Tier 3 $150,000 serving households with incomes up to 80% of 

Area Median Income (AMI) 

Organization name:   
Charlottesville Redevelopment and Housing Authority 
Contact name:  John M Sales 
Title:  Executive Director 
Organization Address:  PO Box 1405, Charlottesville, VA 22902 
Phone:  434-422-9297 
Email:  salesj@cvillerha.org 
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Project Information 

Project Name:  South First Phase Two 

Project Location:  900 First Street South, Charlottesville, VA 22902 

Purpose of requested funding: (check all that apply) 

 X     New Construction 

 Acquisition 

 Rehabilitation 

 Rent Subsidy 

 Operating/Administration 

 Other:         

Project type: (check all that apply) 

 X     Multi-family 

 Single family (detached) 

 Single family (attached) 

 Rehabilitation 

 X     New Construction 

 Acquisition 

 Other:        
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Income restrictions on project (indicate number of units meeting each Area Median 

Income (AMI) category: 

________12________Incomes less than 30% AMI 

__________________Incomes between 30% and 40% AMI 

________45________Incomes between 40% and 50% AMI 

________56________Incomes between 50% and 60% AMI 

__________________Incomes between 60% and 80% AMI 

__________________Unrestricted units (>80% AMI) 

_______113________Total Units 

Term of Affordability (indicate number of units meeting each affordability term): 

__________________less than 2 years 2 - 5 years 

__________________5 - 10 years 

__________________10 - 15 years 

__________________15 - 20 years 

__________________20 - 30 years 

______113_________more than 30 years  

______113_________Total Units 
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Project Proposal: 

Please provide following information as separate attachments to the application: 

• Project Description -- Provide a description of the proposed

project. Include: project type and location, short- and long-term goals, the

population(s) to be served. Discuss plans for accessibility/adaptability, energy

conservation and/or any green building components.

The proposed South First Phase Two project will construct a new, 113-unit multi-family rental 
development on the site of the current South First Street public housing development located at 900 
First Street South.   The existing South First Street public housing development containing 58 one 
through five-bedroom apartment units for families, and built in 1981 will be demolished, in two phases: 
A and B.  Phase A will demolish that portion of the site containing only one-, two- or three-bedroom 
units.  Construction on phase A will involve development of primarily large four- and five-bedroom units 
to accommodate the remainder of the households in larger bedroom units who, because of the lack of 
large units in the surrounding market area, cannot be moved anywhere else.  Upon completion of Phase 
A, those large households will be relocated to the new units in Phase A, and Phase B will commence.  
The two phases may take up to 24 months to complete.  

The newly constructed units at South First Phase Two will include 19 one-bedroom, 38 two-bedroom, 26 
three-bedroom, 15 four-bedroom and 15 five-bedroom apartment units, in twenty-five separate 
garden-style, and townhouse style buildings.  The buildings are designed to achieve an Enterprise 
Certification for energy efficiency following construction.  A minimum of twelve of the units are 
designed to be consistent with HUD’s regulations interpreting the accessibility standards of Section 504 
of the Rehabilitation Act of 1973 as referenced in the requirements set forth in the Uniform Federal 
Accessibility Standards “UFAS”.   Sixteen units are designed to meet VHDA’s universal design guidelines 
(visitability).  The buildings will have pitched roofs, and their exteriors will be clad with a mix of brick and 
cementitious siding.  The development will include a large community resource space, resident storage, 
and outdoor recreation space.  The non-dwelling heated community space will be approximately 10,567 
sf.  Additional unheated community space is 1,051. 

Thirty-eight of the units at South First Phase Two will be subsidized with project-based section 8 (TPV’s). 
Twenty of the units are proposed to use the operating subsidy for public housing units under the CRHA’s 
Annual Contributions Contract. The remaining fifty-five apartment units will have no operating subsidy 
attached to them but will be actively marketed to households in the community, including public 
housing residents, with incomes at or below 60% of AMI (LIHTC only units).  The mix of income levels 
include at least 12 households at or below 30% of AMI, 45 households at or below 50% of AMI, and 56 
households at or below 60% of AMI. 

The short-term goals of the project are to improve the living conditions for the existing 58 public 
housing households at South First Street by transforming their community into energy efficient, 
attractive, accessible homes with modern amenities, while remaining hyper-affordable.  The long-term 
goal is to do the same for 55 additional low-income and vulnerable households on the same site. 
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• Demonstration of Need -- Describe how the project contributes to the

City of Charlottesville's housing goals.

In Charlottesville, the CRHA waitlist alone includes over 1600 families, and over 3,300 new affordable 
units are needed to meet the projected demand.  By utilizing CRHA property to its highest and best use, 
we can start making positive strides to address this community need.  This effort puts residents in the 
driver’s seat to redesign their housing, leading to a complete community transformation.  

The Charlottesville Affordable Housing Plan includes a strong focus on equity in affordable housing.  In 
particular, the plan notes that our community is lacking affordable housing options for those making 
30% or less of the area median income.  This population can only be served by CRHA and the multitude 
of government and private subsidies that must be layered to bring new deeply affordable options to our 
community.  South First Phase Two will bring a mix of new affordable units to Charlottesville, including 
deeply affordable housing.   

• Demonstration of Equity – Describe how this project demonstrates

and promotes equitable housing needs and economic opportunity for low-

income residents in the City of Charlottesville.

While many may regard the city of Charlottesville, VA as a thriving city, a closer look at demographic 
data and lived experiences of Charlottesville residents reveals a tale of two cities—one in which housing, 
health, and economic disparities cut deeply across race and class. For example, in the neighborhoods 
where the South First Street Community is located, 44% of residents live below the poverty line. The 
area is home to the “working poor”, boasting unemployment rates from 1.64% alongside a 
neighborhood median income of $24,871, to 5.97% with a neighborhood median income at $26,806 
(according to City Census data). The area is largely regarded as diverse with African Americans and 
people of color comprising 47%-92% of the population. 

Put simply, the historical neighborhoods of Ridge Street & Fifeville are prime examples of neighborhoods 
in our city that have been hardest hit by structural inequities and limits to resources due to historical 
segregation practices. Up to 66% of families in these neighborhoods earn less than necessary to pay for 
the essentials to support a family giving rise to high food insecurity rates (17.5% of residents are food 
insecure) and poor health outcomes. Furthermore, many are tenants in public housing sites falling into 
dilapidation. For these reasons, in 2017 the Department of Housing and Community Development 
declared the census tracks where our project is located as “Opportunity Zones” and in 2019 the City of 
Charlottesville designated the property a “Revitalization Area.” 

The audacious plan to redevelop all public housing properties in Charlottesville is only possible through 
the foundation of an innovative resident-led redevelopment process in tandem with significant 
charitable donations from the City of Charlottesville, the Dave Matthews Band, other private charitable 
donations, LIHTC funding and leveraging of funding sources such as Vibrant Communities 
Initiative.  Resident designers have spent over 700 hours so far in the redesign of South First Street 
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community, and the work continues.  While we know this model is worth replicating for all future phases 
of public housing redevelopment, we also believe this resident process can be replicated and serve as a 
model for public housing throughout the country. 

• Project Readiness -- Provide evidence of: organizational experience and

capacity to manage the project; pursue and acquire land, site control, required zoning

variance and permitting (if applicable); financial commitments for the projects;

community engagement plan (if applicable); resident relocation plan (if applicable);

plans for preparation and coordination of necessary public meetings (if applicable).

The most convincing evidence of the organizational experience and capacity of CRHA to engage in this 
level of redevelopment is the example of the first two redevelopment projects that are currently in 
construction and expected to be completed and leasing by the end of 2022.  Both projects – South First 
Phase One and Crescent Halls – required the CRHA and PHAR to engage residents and neighbors in the 
planning process including holding multiple public meetings; organize a development team with the 
appropriate skills to see the developments to completion; attract sufficient financing to not only 
complete the projects as planned but to address unforeseen circumstances and crises; to proceed with 
renovation with residents in place, and then to relocate them in an emergency situation; and to work 
with the City’s Neighborhood Development Division to achieve site plan and other permitting approvals. 

• Project Budget -- Provide a detailed description of the proposed project

budget showing sources and uses and amounts of additional funding.

All sources of funds in the attached sources and uses pages have been committed except for the 
following which are in process: 

• Additional equity from LIHTC $160,000 annual credits being requested equal to $1,408,000 in
equity to the project.  Application due March 10, awards late May.

• $9.5 million loan from Virginia Housing in process of underwriting.  Commitment expected in
June of 2022.

• TJPDC Funds $500,000 – request has been made, award anticipated soon.
• CAHF request is $750,000.  This request.

PLEASE SEE ATTACHED SOURCES AND USES

• Project Schedule -- Indicate the proposed project schedule; timing of

completed SAUs; pre- development, anticipated pursuit and acquisition

timeline, site control, zoning approval, financing and construction milestones

(if applicable) to project completion.
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• Experience -- Provide a summary of similar activities completed by the organization

and project team.

While CRHA is gaining valuable experience with developing the Crescent Halls and South First Phase One 
properties, they also have extensive experience managing their portfolio of properties.  CRHA has 
assembled a team of development experts to complete the redevelopment efforts including Riverbend 
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Development, Castle Development Partners, Arnold Design Studio, BRW Architects and Virginia 
Community Development Corporation to coordinate the redevelopment of public housing.  The most 
important experts that are leading this effort are the residents of public housing and the leadership and 
commitment of PHAR.  Residents know best how to design their communities for comfort, cohesion and 
safety, with the result of better long-term outcomes for property maintenance and neighborhood 
stability.  

Riverbend Development has over a decade of experience in completing multifamily housing and 
commercial developments.  Castle Development Partners have successfully completed numerous LIHTC 
and market rate developments throughout Virginia, North Carolina and Maryland.  6 staff members 
from Riverbend and Castle are working with CRHA on their redevelopment efforts.  

Riverbend Development and Castle Development Partners Multifamily Housing Project Portfolio: 

• Brookhill Apartments, Charlottesville, VA, budget $68 million, 316 market rate units, completed
in 2019

• New Hill Place Apartments, Holly Springs, NC, budget $49 million, 288 market rate units,
completed in 2019

• Adams Crossing Phase 1, Waldorf, MD, budget $33 million, 192 LIHTC units, completed in 2014
• Adams Crossing Phase 2, Waldorf, MD, budget $16 million, 72 LIHTC units, completed in 2017
• Beacon on 5th, Charlottesville, VA, budget $40 million, 241 market rate units, completed in 2017
• Avemore Apartments, Charlottesville, VA, budget $61 million, 280 market rate units, under

renovation
• Holly Tree Apartments, Waldorf, MD, budget $17 million, 144 market rate units, under

renovation

• Capacity – Provide a detailed description to demonstrate the applicant’s

ability to complete this project within 24 months.

South First Phase 2, as noted in the attached schedule, will commence construction in the 4th quarter of 
2022.  Once under construction, we anticipate the project to take approximately 24 months to 
construct.  The primary reason for this duration is the commitment by CRHA to prevent displacement of 
residents during the construction process and ensure they can remain in their existing home until their 
new home is complete.  CRHA and Affordable Housing Group LLC have hired the Downey & Scott team 
to manage the construction process and hiring of a contracting team as the Owner’s Representative. 

• Metrics – Provide a detailed description of the metrics used to measure success.

For CRHA, the measurement and metrics of success are twofold.  The first and most essential metric of 
success is- has the process been empowering to residents.  The Resident Design process was deeply 
involved for South First Phase Two, with over 700 hours of resident input, design and education.  As a 
result, residents will be moving into a neighborhood and a home of their own design with the amenities 
that are important to them and their families.  The second measure of success is the creation of deeply 
affordable units for those who are most vulnerable in our community that match the resident design.  
South First Phase Two includes units that are 100% affordable to current residents of public housing and 
other members of our community in need of affordable options that do not exist anywhere in 
Charlottesville today. 
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Authorization: 

Organization Name: Charlottesville Redevelopment and Housing Authority 

Project Title: South First Phase Two 

I,__John Sales_______________________________ certify that I am authorized to 

(Authorized Organization Official) 

apply for funding from the City of Charlottesville. I certify that all information 

contained herein is accurate to the best of my knowledge. 

2/17/22  

Signature Date 

John Sales Executive Director 

Print Name  Title 
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2/16/22

Sources Amount Interest Rate Interest Only? Nonrecourse?

Available Only 
From Cash 

Flow?
Soft Debt CF 

Priority % of CF % CF Flip*
Payment Start 

Date Amortization Term
Payments Per 

Year
Annual Debt 

Service As a % of Debt
As a % of 

Equity 
As a % of Total 
Capitalization

Debt
Hard Debt

1 VHDA SPARC/REACH 9,500,000 0.50% No Yes 8/1/24 30 30 12 341,076 34.62% 22.04%
2 DHCD (VCI - HOME) 2,000,000 0.50% Yes Yes 8/1/24 0 30 12 10,000 7.29% 4.64%
3 DHCD (NHTF) 400,000 0.50% Yes Yes 8/1/24 0 30 12 2,000 1.46% 0.93%
4 DHCD (HIEE) 2,000,000 0.00% Yes Yes 8/1/24 0 30 12 0 7.29% 4.64%

Soft Debt
5 Deferred Developer Fee 559,643 0.00% No Yes Yes 1 100.00% 100.00% 1/1/23 0 30 1 0 2.04% 1.30%
6 CRHA (Seller Note) 4,730,000 2.07% No Yes Yes 2 100.00% 100.00% 1/1/23 0 30 1 0 17.24% 10.97%
7 CCDC (City of Charlottesville grant)3,000,000 0.00% No No Yes 3 100.00% 100.00% 1/1/23 0 30 1 0 10.93% 6.96%
8 CCDC (Affordable Housing Opportunity Fund)4,000,000 0.00% No No Yes 4 100.00% 100.00% 1/1/23 0 30 1 0 14.58% 9.28%
9 CCDC (PDC Grant) 500,000 0.00% No No Yes 5 100.00% 100.00% 1/1/23 0 30 1 0 1.82% 1.16%

## CCDC (CAHF) 750,000 0.00% 0.00 No Yes 6 100.00% 1/1/23 0 30 1 0 2.73% 1.74%

Total Debt 27,439,643 100.00% 63.66%

Equity
1 GP Interest 100 0.00% 0.00%
2 LIHTC Equity 15,662,434 100.00% 36.34%
3 State HTC Equity 0 0.00% 0.00%
4 Federal HTC Equity 0 0.00% 0.00%
5 Energy Credit Equity 0 0.00% 0.00%
6 Grant 1 0 0.00% 0.00%
7 Grant 2 0 0.00% 0.00%
8 Grant 3 0 0.00% 0.00%
9 Construction Period CF 0 0.00% 0.00%

## MM Contribution 0 0.00% 0.00%
## Other Equity 2 0 0.00% 0.00%

Total Equity 15,662,534 100.00% 36.34%

Other
1 - 0 0.00% 0.00 0.00 0.00 1/0/00 0 0 0 0 0.00% 0.00% 0.00%
2 - 0 0.00% 0.00 0.00 0.00 1/0/00 0 0 0 0 0.00% 0.00% 0.00%
3 - 0 0.00% 0.00 0.00 0.00 1/0/00 0 0 0 0 0.00% 0.00% 0.00%

Total Other Source 0 0.00% 0.00 0.00 0.00 0 0 0 0 0 0.00% 0.00% 0.00%

Total Sources 43,102,177

50% Test
Tax Exempt Bond 1 0 4% Credit Basis Acquisition #N/A
Short Term Bonds 0 4% Credit Basis Rehab #N/A
Tax Exempt Bond 3 0 No Credits - Depreciable #N/A
Tax Exempt Bond 4 0 Land 2,370,000
Total Tax Exempt Sources 0 Total Denominator #N/A

50% Test Result #N/A

South 1st Street Phase II

Sources

Charlottesville, VA
Community

Charlottesville Redevelopment and Housing Authority
Project Sponsor
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2/16/22

Uses Amount % of Total Per Unit
Per Square Foot 

(Resi Only)
4% Credit Basis 

Acquisition
4% Credit Basis 

Rehab
4% Credit Basis 

New Construction 9% Credit Basis
No Credits - 

Amortized Expense
No Credits - 
Depreciable

No Credits - 
Expensed

No Credits - Non-
Depreciable

Acquisition
1 Land 2,370,000 - 20,973 19.35 0 0 0 0 0 0 0 2,370,000
2 Building 2,360,000 - 20,885 19.27 0 0 0 0 0 2,360,000 0 0
3 Other Acq. 4 0 - 0 0.00 0 0 0 0 0 0 0 0
4 Other Acq. 3 0 - 0 0.00 0 0 0 0 0 0 0 0
5 Other Acqusition Fees 0 - 0 0.00 0 0 0 0 0 0 0 0
6 Debt Repayment 0 - 0 0.00 0 0 0 0 0 0 0 0
7 Acquisition Legal 0 - 0 0.00 0 0 0 0 0 0 0 0
8 Building - non OID 0 - 0 0.00 0 0 0 0 0 0 0 0
9 Land - non OID 0 - 0 0.00 0 0 0 0 0 0 0 0

Acquisition Subtotal 4,730,000 #VALUE! 41,858 38.63 0 0 0 0 0 2,360,000 0 2,370,000

Contractor Costs
1 Unit Structures (New) 21,944,027 - 194,195 179.20 0 0 0 21,944,027 0 0 0 0
2 General Requirements 1,588,000 - 14,053 12.97 0 0 0 1,588,000 0 0 0 0
3 Earthwork 1,550,000 - 13,717 12.66 0 0 0 0 0 0 0 1,550,000
4 Builder's Profit 1,191,000 - 10,540 9.73 0 0 0 1,191,000 0 0 0 0
5 Site Utilities 1,150,000 - 10,177 9.39 0 0 0 1,150,000 0 0 0 0
6 Site Improvements 500,000 - 4,425 4.08 0 0 0 500,000 0 0 0 0
7 Demolition 450,000 - 3,982 3.67 0 0 0 0 0 0 0 450,000
8 Roads & Walks 400,000 - 3,540 3.27 0 0 0 400,000 0 0 0 0
9 Appliances 275,000 - 2,434 2.25 0 0 0 275,000 0 0 0 0

## Lawns & Planting 250,000 - 2,212 2.04 0 0 0 250,000 0 0 0 0
## Site Environmental Mitigation 150,000 - 1,327 1.22 0 0 0 150,000 0 0 0 0
## Bonds 100,000 - 885 0.82 0 0 0 100,000 0 0 0 0
## Other HC 17 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 16 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 15 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 14 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 13 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 12 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 11 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 10 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 9 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 8 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 7 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 6 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other HC 5 0 - 0 0.00 0 0 0 0 0 0 0 0
## Latent Defect LoC 0 - 0 0.00 0 0 0 0 0 0 0 0
## Contractor Cost Escalation 0 - 0 0.00 0 0 0 0 0 0 0 0
## Elevator 0 - 0 0.00 0 0 0 0 0 0 0 0
## Generator 0 - 0 0.00 0 0 0 0 0 0 0 0
## Special Construction 0 - 0 0.00 0 0 0 0 0 0 0 0
## Building Permits 0 - 0 0.00 0 0 0 0 0 0 0 0
## Builder's Overhead 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other Site work 0 - 0 0.00 0 0 0 0 0 0 0 0
## Site Work 0 - 0 0.00 0 0 0 0 0 0 0 0
## Off-Site Improvements 0 - 0 0.00 0 0 0 0 0 0 0 0
## Engineering 0 - 0 0.00 0 0 0 0 0 0 0 0
## Structured Parking Garage 0 - 0 0.00 0 0 0 0 0 0 0 0
## Commercial Space Costs 0 - 0 0.00 0 0 0 0 0 0 0 0
## Non Residential Structures 0 - 0 0.00 0 0 0 0 0 0 0 0
## Unit Structures (Rehab) 0 - 0 0.00 0 0 0 0 0 0 0 0

Construction - Contractor Costs Subtotal 29,548,027 #VALUE! 261,487 241.30 0 0 0 27,548,027 0 0 0 2,000,000

Project Sponsor

South 1st Street Phase II

Uses (1 of 2)

Charlottesville, VA
Community

Charlottesville Redevelopment and Housing Authority
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2/16/22

Uses Amount % of Total Per Unit
Per Square Foot 

(Resi Only)
4% Credit Basis 

Acquisition
4% Credit Basis 

Rehab
4% Credit Basis 

New Construction 9% Credit Basis
No Credits - 

Amortized Expense
No Credits - 
Depreciable

No Credits - 
Expensed

No Credits - Non-
Depreciable

Owner Costs
1 Contingency 1,500,000 - 13,274 12.25 0 0 0 1,500,000 0 0 0 0
2 Arch./Engin. Design Fee 800,000 - 7,080 6.53 0 0 0 800,000 0 0 0 0
3 Construction Interest 677,120 - 5,992 5.53 0 0 0 400,000 0 0 277,120 0
4 Operating Reserve 648,029 - 5,735 5.29 0 0 0 0 0 0 0 648,029
5 Tap Fees 565,000 - 5,000 4.61 0 0 0 565,000 0 0 0 0
6 Tenant Relocation 450,000 - 3,982 3.67 0 0 0 0 0 0 450,000 0
7 Soft Cost  Contingency 250,000 - 2,212 2.04 0 0 0 250,000 0 0 0 0
8 Construction/Development Mgt 185,000 - 1,637 1.51 0 0 0 185,000 0 0 0 0
9 Legal Fees for Closing 165,000 - 1,460 1.35 0 0 0 20,000 145,000 0 0 0

## Title and Recording 150,000 - 1,327 1.22 0 0 0 30,000 120,000 0 0 0
## Permanent Forward Premium Fee 130,000 - 1,150 1.06 0 0 0 0 130,000 0 0 0
## Insurance During Construction 125,000 - 1,106 1.02 0 0 0 125,000 0 0 0 0
## Tax Credit Fee 124,200 - 1,099 1.01 0 0 0 0 124,200 0 0 0
## Permanent Loan Fee 112,500 - 996 0.92 0 0 0 0 112,500 0 0 0
## Utilities 100,000 - 885 0.82 0 0 0 100,000 0 0 0 0
## Construction Loan 100,000 - 885 0.82 0 0 0 100,000 0 0 0 0
## E&S bond and other related fees for site plan 100,000 - 885 0.82 0 0 0 100,000 0 0 0 0
## Soil Borings/Geotech 80,000 - 708 0.65 0 0 0 80,000 0 0 0 0
## Leasing and Marketing Expense 75,000 - 664 0.61 0 0 0 0 0 0 75,000 0
## Enterprise Green/Passivhaus Certification 66,300 - 587 0.54 0 0 0 66,300 0 0 0 0
## Third Party testing 65,000 - 575 0.53 0 0 0 65,000 0 0 0 0
## Structural/Mechanical Study 50,000 - 442 0.41 0 0 0 0 0 0 0 0
## Building Permit 50,000 - 442 0.41 0 0 0 50,000 0 0 0 0
## Obsolescence Report and Consulting 35,000 - 310 0.29 0 0 0 35,000 0 0 0 0
## Lender Third Party Expenses 25,000 - 221 0.20 0 0 0 25,000 0 0 0 0
## Taxes During Construction 25,000 - 221 0.20 0 0 0 25,000 0 0 0 0
## Environmental 25,000 - 221 0.20 0 0 0 25,000 0 0 0 0
## Accounting 15,000 - 133 0.12 0 0 0 0 15,000 0 0 0
## Cost Certification Fee 15,000 - 133 0.12 0 0 0 0 15,000 0 0 0
## Site Engineering / Survey 15,000 - 133 0.12 0 0 0 15,000 0 0 0 0
## Appraisal 10,000 - 88 0.08 0 0 0 0 10,000 0 0 0
## Market Study 6,000 - 53 0.05 0 0 0 6,000 0 0 0 0
## Bed Bug Inspection 0 - 0 0.00 0 0 0 0 0 0 0 0
## Interior Designer 0 - 0 0.00 0 0 0 0 0 0 0 0
## Marketing Costs 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other OC 2 0 - 0 0.00 0 0 0 0 0 0 0 0
## 0.00 - - - - - - - - - - - -
## Owner's Representative 0 - 0 0.00 0 0 0 0 0 0 0 0
## Development Consultant 0 - 0 0.00 0 0 0 0 0 0 0 0
## Land Planning 0 - 0 0.00 0 0 0 0 0 0 0 0
## Acquisition Loan Interest 0 - 0 0.00 0 0 0 0 0 0 0 0
## Other Title Insurance and Fees 0 - 0 0.00 0 0 0 0 0 0 0 0
## Replacement Reserve 0 - 0 0.00 0 0 0 0 0 0 0 0
## Security 0 - 0 0.00 0 0 0 0 0 0 0 0
## Organization Costs 0 - 0 0.00 0 0 0 0 0 0 0 0
## FF&E 0 - 0 0.00 0 0 0 0 0 0 0 0
## Mortgage Banker 0 - 0 0.00 0 0 0 0 0 0 0 0
## Letter of Credit 0 - 0 0.00 0 0 0 0 0 0 0 0

Construction - Owner Costs Subtotal #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

Syndicator Fees
1 Syndicator Legal 85,000 - 752 1 0 0 0 0 0 0 0 85,000
2 Other 2 SF 0 - 0 0 0 0 0 0 0 0 0 0
3 Tax Opinion 0 - 0 0 0 0 0 0 0 0 0 0
4 Consultant 0 - 0 0 0 0 0 0 0 0 0 0
5 Bridge Loan Fees 0 - 0 0 0 0 0 0 0 0 0 0

Syndicator Fees Subtotal 85,000 - 752 0.69 0 0 0 0 0 0 0 85,000

Developer Fees
1 Developer Fee 2,000,000 - 17,699 16.33 0 0 0 2,000,000 0 0 0 0
2 Other Developer Fee 2 0 - 0 0.00 0 0 0 0 0 0 0 0

Total Developer Fees 2,000,000 #VALUE! 17,699 16.33 0 0 0 2,000,000 0 0 0 0

Total Construction Costs - #VALUE! #VALUE! #VALUE! #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

1 Development Advisory Fee 0 0.00% 0 0.00 0 0 0 0 0 0 0 0
Total Cost #VALUE! #VALUE! #VALUE! #VALUE! #N/A #N/A #N/A #N/A #N/A #N/A #N/A #N/A

Uses (2 of 2)

South 1st Street Phase II
Project Sponsor

Charlottesville Redevelopment and Housing Authority
Community

Charlottesville, VA
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City of Charlottesville 

Affordable Housing Fund (CAHF) Application 

(all items must be completed) 

Applicant Information 

Total Amount of CAHF funds requested:  $___435,000___________________________ 

 

Organization name: Habitat for Humanity of Greater Charlottesville 

Contact name:   Dan Rosensweig 

Title:   President & CEO 

Address:  967 2nd St. SE, Charlottesville, VA  22902 

Phone:   434-293-9066 

E-mail:  drosensweig@cvillehabitat.org 

 

 

 

Check Tier 

Applying for 

Amount of 

CAHF funds 

requested by 

Tier 

Level of 

Funding 

Typical 

Amount of 

Funding 

Available 

Households Served 

x $75,000 Tier 1 $375,000 Serving households with incomes 

up to 30% of Area Median 

Income (AMI) 

x $225,000 Tier 2 $225,000 Serving households with incomes 

up to 60% of Area Median 

Income (AMI) 

x $135,000 Tier 3 $150,000 Serving households with incomes 

up to 80% of Area Median 

Income (AMI) 

mailto:drosensweig@cvillehabitat.org


2 

 

Project Information 

Project Name:  Equity Homeownership Initiative 2022 

Project Location:  Flint Hill (lot acquisition) and other city locations (enhanced down payment 

for very-low income homebuyers) 

Purpose of requested funding: (check all that apply) 

_X  New Construction 

_X    Acquisition 

_X  Rehabilitation 

___ Rent Subsidy 

___ Operating/Administration 

  X  Other:  Enhanced Down Payment Assistance for families at 30% or less of the Area 

Median Income (AMI) 

Project type: (check all that apply) 

  X  Multi-family 

  X  Single family (detached) 

  X  Single family (attached) 

  X  Rehabilitation 

  X  New Construction 

  X  Acquisition 

  X  Other:  Enhanced Down Payment Assistance for families at 30% or less of the Area 

Median Income (AMI) 
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Income restrictions on project (indicate number of units meeting each Area Median 

Income (AMI) category:  

Because Habitat families are able to select the homes they buy, the numbers below are estimates 

based on the AMI of families currently working through homeowner education and sweat equity 

requirements. Additionally, because we work with families to increase their incomes, their 

income at acceptance into the program and their income at closing will likely differ.  

____5____ Incomes less than 30% AMI 

____5____ Incomes between 30% and 40% AMI 

____1_       Incomes between 40% and 50% AMI 

____1____ Incomes between 50% and 60% AMI 

__________ Incomes between 60% and 80% AMI 

__________ Unrestricted units (>80% AMI) 

____12____ Total Units at Flint Hill 

_____5____ Units purchased by families via enhanced DPA 

____17____ Total* 

*Please note that there may be some overlap if families supported by enhanced DPA choose to 

purchase at Flint Hill  

Term of Affordability (indicate number of units meeting each affordability term): 

__________ Less than 2 years 

__________ 2-5 years 

__________ 5-10 years 

__________ 10-15 years 

__________ 15-20 years 

__________ 20-30 years 

___17_____  more than 30 years 

___17_____ Total Units 
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Project Proposal 

Please provide the following information as separate attachments to the application. 

1.  Project Description 

Provide a description of the proposed project.  Include:  project type and location, short- and 

long-term goals, the population (s) to be served.  Discuss plans for accessibility/adaptability, 

energy conservation and/or any green building components. 

The Equity Homeownership Initiative 2022 is an initiative of Habitat for Humanity of Greater 

Charlottesville, a nonprofit corporation whose mission is to “bring people together to build and 

rebuild homes and communities while catalyzing new pathways to safe, decent, and affordable 

housing.”  Habitat’s 2017-2022 strategic plan—a product of intensive listening to local, low-

income residents—calls for Habitat to provide and/or catalyze ladders of housing opportunities 

across the housing needs spectrum.  The Equity Homeownership Initiative 2022 will support 

acquisition of land in the City of Charlottesville for new affordable home construction, and 

targets families at the very low- and low-income levels who have experienced generational 

poverty and need a “hand up” to access safe and affordable homeownership.  Access to 

affordable housing will in turn generate economic opportunities for families and future 

generations that serve to address the long-term inequities in wealth among Charlottesville’s 

residents.   

The Equity Homeownership Initiative 2022 supports two primary long-term goals: (a) Increase 

the number of affordable homeownership housing units in the City; and, (b) Increase the 

capacity of very low- and low-income families to access affordable homeownership. CAHF 

funding is requested in order to achieve the following short-term goals: (1) assist in land 

acquisition land that would support 12 affordable housing units, and (2) provide down payment 

assistance to very low-income families (at or below 30% AMI) who are eligible for 

homeownership. 

Short-Term Goal (1): 

Lot Acquisition—Requested Funding $360,000 ($30,000/unit x 12 units).  Funding is 

requested to support lot acquisition and/or partial site development for 12 affordable townhome 

units in the new Flint Hill neighborhood of the City.   

This funding (the local match) is necessary to leverage two sources of state and federal funding 

(Affordable and Special Needs Housing – ASNH -- and Self-Help Homeownership Opportunity 

Program – SHOP). Without a local match of at least 25%, these subsidies – part of the capital 

stack necessary to sell homes affordably to very low- and low-income homeowners – are 

unavailable to Habitat and thereby the project will likely be unfeasible.  
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The homes will be sold to homebuyers earning between 25-60% of the Area Median Income 

(AMI).  Habitat homebuyers engage in financial coaching and homebuyer education, provide 

$2,000 for the down payment, and invest a minimum of 200 hours of sweat equity toward the 

construction of Habitat homes (plus an additional 100 hours for each adult who will be living in 

the home).  For an entire year prior to purchase, Habitat homebuyers meet monthly for 

Community Conversations--an opportunity to discuss shared values, hopes, and concerns.  These 

conversations are guided by Habitat staff with a focus on building bridges between often diverse 

families, identifying and strengthening community assets, and working towards a shared identity 

that results in a healthy, engaged neighborhood community.   

Habitat’s unique mortgage structure enables low-wealth homebuyers to purchase at an affordable 

price with monthly housing payments that do not exceed 23-28% of household income.  Because 

Habitat homes are heavily subsidized, our equity sharing rules are designed to protect the 

investment of Habitat and other funders, assure the homes remain part of the City’s affordable 

housing stock long term (40 years), and comply with City Housing Policy #1 regarding resale of 

homes as part of “people-based initiatives.”  Habitat originates a zero-interest first mortgage at 

an amount based on the homebuyer’s ability to pay, with junior notes which are either deferred 

(and thus repaid in full if the home sells) or forgivable over time.  A final forgivable mortgage 

provides extra incentive for families to remain in their homes long term and entitles Habitat a 

right of first refusal to repurchase the property for a period of 40 years if a homeowner chooses 

to sell. This allows Habitat to rehab the property to resell to another low-income family. This 

lending and legal structure assures that the homes are affordable at purchase, retain affordability 

mechanisms for at least 40 years, and, most importantly, enable homebuyers to build significant 

equity in their homes, providing economic mobility while also allowing for long-term 

affordability. 

To support accessibility and adaptability, all Habitat homes incorporate Universal Design 

Standards with elements such as zero-step entry and a first-floor bedroom with accessible 

bathrooms.  Homes are all also built to at-least Energy Star 3.0 standards featuring highly 

energy-saving HVAC systems, windows and doors, energy-star appliances, insulation, and water 

heaters.  Programmable thermostats, ceiling fans, and low-flow faucets and showerheads also 

minimize the environmental impact of these new homes.  These features reduce the energy costs 

for the homeowners, thus enhancing long-term affordability while reducing adverse 

environmental impacts.  

CAHF funding will enable 12 families between 25% and 60% of the AMI to purchase homes, 

creating long term housing stability for the families and generating wealth via earning of home 

equity.   Each mortgage payment made by a family serves as “monthly savings” and is matched 

by a reduction in the amount owed on their final forgivable mortgage. Additionally, by staying in 

the home, families earn reduced or forgiven amounts on trailing mortgages and also increase 

their share of appreciation in value of the home.   Although funds are sought from each of the 

three Tiers, including 80% and below of AMI, all proceeds from this award will be used to serve 
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homebuyer below 60% and below 30% AMI, in alignment with the RFP’s statement that projects 

serving lower affordability levels will receive stronger consideration.  

 

Short-term Goal (2): 

Down Payment Assistance—Funding Requested $75,000 ($15,000/family for five families).  

Funding is also requested for down payment assistance for families at or below 30% of AMI 

when they enter the Habitat program. Habitat is requesting an average of $15,000 for five 

families.    

Habitat homebuyers are highly motivated to accomplish a life long goal of owning a home.  In 

examining our financial risk data, we found that Habitat homebuyers on the lower end of the 

AMI scale had no higher default rate than other purchasers largely due to the extensive 

individual financial counseling provided and the fact that, as the long term note holder, we work 

in partnership with families who might struggle after closing instead of immediately working 

toward foreclosure.  The intensive financial coaching Habitat staff provides for families includes 

personal finance, clearing issues surrounding credit, reducing debt, decreasing spending and 

improving savings, avoiding predatory lending and understanding fair housing policies.  Because 

each Habitat mortgage is based on the family’s ability to pay, their payment is pro-rated to their 

income preventing them from being forced into a cost-burdened housing situation.  On the back 

end, Habitat retains control of the notes so that we can work with families throughout the 

duration of their mortgage term should they need temporary forbearance, and support in 

addressing any issues they may have.  Habitat’s overall default rate is roughly 1%, or less than 

the national average for all homes sold.  

In light of the critical need for a pathway to economic and housing securing for lower income 

families, Habitat has changed its selection and underwriting criteria to advantage residents at the 

lowest end of the AMI scale.  “Housing need” is measured by tiered type(s) of need presented at 

the time of application.   

This new system prioritizes offering our services and support to local residents needing deeper 

subsidy due to earning a lower percentage of AMI and experiencing many years living locally in 

poverty.  Although Habitat continues to offer core homebuyer services to all residents earning 

between 25%-60% of AMI, the new scoring criteria shifts our demographic toward those at the 

lower end of our scale.  Although more subsidy is required, this shift addresses a deep and 

damaging racial wealth gap among residents in the City of Charlottesville.  This source of CAHF 

funding will be available to residents at or below 30% of area median income as down payment 

assistance.   

Additionally, in response to the extraordinary local racial wealth gap, Habitat Charlottesville 

created the “Pathways to Housing” program through which we engage low-wealth communities 
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and families through targeted outreach. Through this work, we identify and build relationships 

with otherwise “hard to serve” families earning below 25% AMI who often have crippling debt 

burdens. When these families join the Pathways program, we provide wrap around assistance, 

helping them create a pathway toward better economic outcomes and eventually homeownership. 

Enhanced down payment assistance is especially important in helping these Pathways families 

become homeowners. 

CAHF funding would enable five families who came to us at or below 30% of area median 

income to purchase homes, creating long term housing stability and wealth generation via home 

equity. Each mortgage payment made by a family serves as “monthly savings” and is matched by 

a reduction in the amount owed on their final forgivable mortgage. Additionally, by staying in 

the home, families earn reduced or forgiven amounts on trailing mortgages and increase their 

share of appreciation in value of the home. Over time, with patience and perseverance, Habitat 

homebuyers build a bridge out of poverty for themselves and for generations to follow. 

2.  Demonstration of Need Describe how the project contributes to the City of Charlottesville’s 

housing goals. 

The Equity Homeownership Initiative 2022 supports the City of Charlottesville 2025 goals for 

affordable housing and the housing goals detailed in the Comprehensive Plan of the City of 

Charlottesville, November 15, 2021.  Released in February 2010, The City of Charlottesville 

2025 Goals for Affordable Housing clearly describes the deficit in affordable housing for the 

residents of Charlottesville and the Greater Charlottesville area.  As noted in the report, the 

deficits are particularly significant for the very low- and low-income families who struggle to 

find affordable housing and further struggle to pay mortgages and rents in order to retain 

housing.  According to the report, almost half of all households in the City spent more than 30% 

of their income on housing costs including utilities; for those spending more than 50% of their 

incomes on housing costs, most had incomes below 50% of AMI (City of Charlottesville 2025 

Goals for Affordable Housing, p.4).   

Since the 2010 report was released, the deficits in affordable housing have continued to rise and 

is reported at “crisis proportions.”  In the County of Albemarle and City of Charlottesville the 

gap in affordable homeowner units is projected to be 2,589 by 2040 (Thomas Jefferson Planning 

District Commission, 2019).  For many renters, costs are too high with monthly payments 

averaging $1,384 in today’s market.  Since 2012, the cost to purchase housing in Charlottesville 

has risen by an average of 5% per year with the median housing cost now exceeding $400,000.  

Further, the gap between the wealthy and those at the lower end of wealth has been increasing in 

recent years.  Since 2010, “the number of families earning over $150,000 has increased by 96% 

while the number of families earning less than $35,000 has increased by 10% (Charlottesville 

Low-Income Housing Coalition, 2020, p.7).  According to the Housing Coalition report, 25% of 

Charlottesville families did not earn enough to meet the costs of living and working 

(Charlottesville Low-Income Housing Coalition, 2020, p.1).  As a result of these inequities, 
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“affordable and decent housing remains out of reach for many residents, especially for Black 

communities” (Charlottesville Low-Income Housing Coalition, 2020, p.1). 

The Equity Homeownership Initiative 2022 offers solutions to address these deficits. The 

project activities increase access to affordable housing for families with low incomes by 

increasing the number of affordable housing units available, and supporting costs of access 

through assistance with down payments for very low-income aspiring homeowners.  At every 

decision point in the process—from home design, to financing, construction, and closing—

community members who are representative of the target population are involved.  The project 

directly contributes to Goal #3 of the City’s affordable housing goals that states: “Increase the 

ratio of supported affordable units to 15% of total housing units by 2025” (City of 

Charlottesville 2025 Goals for Affordable Housing, p.3).  Further, the project supports the 

Charlottesville Affordable Housing Plan and its policies that mandate funding to target the 

greatest need and support initiatives that “preserve and expand homeownership opportunities for 

residents who earn less than 80% of Area Median Income” (See Policy 1, Current City of 

Charlottesville Policies Regarding Affordable Housing.)  

The project also directly supports the City’s housing goals as presented in the Comprehensive 

Plan of 2021: 

• Goal 1.  Funding Commitments, Strategy 1.2.  Prioritize city funding for those with the 

greatest need and attach funding awards to requirements for community representation in 

processes, duration of affordability, and leverage of non-public funds. 

• Goal 2. Diverse Housing Throughout the City, Strategies 2.1, 2.8 where funding 

decisions encourage mixed-use and mixed-income neighborhoods and housing 

developments throughout the city, and encourage the development of affordable housing 

to take a form similar to nearby market rate housing in design and other physical 

features…allowing affordable units to blend into existing neighborhoods. 

• Goal 7.  Subsidy Programs, Strategies 7.7, 7.10 where city subsidy programs are 

aligned with community-defined priorities and increase the impact of public spending, 

including down payment assistance to provide a greater level of assistance and serve a 

larger number of households, and collaboration with developers to build and renovate 

affordable single-family housing in existing neighborhoods. 

3.  Demonstration of Equity—Describe how this project demonstrates and promotes equitable 

housing needs and economic opportunity for low-income residents in the City of Charlottesville. 

Charlottesville City sits nestled in the shadow of the Blue Ridge Mountains with a rich history of 

commitment to the residents of its city and the Greater Charlottesville Area.  Like most southern 

cities, however, this commitment has not always reflected an equitable distribution of 

opportunity for all members of its community.  Access to affordable housing – and in particular, 

to homeownership -- is one area in which, both historically and in 2022, the City recognizes 
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significant inequalities continue to exist among community members of different races and at 

different economic strata.  

While the City’s Affordable Housing 2010 report notes that deficits in affordable rental and 

home ownership are each estimated at 3,000-4,000 units, this deficit has increased since that 

time. The Economic Policy Institute’s 2015 comprehensive study on income inequality indicates 

that Charlottesville ranks among the highest in the country for wage gaps (Charlottesville Low-

Income Housing Coalition, February 2020).  Since 2010, the number of families earning over 

$150,000… increased by 96% while the number of families earning less than $35,000 has 

increased by 10 percent.  Among available housing, higher income families are displacing lower 

income families competing for an increasingly diminishing market of affordable housing units. 

The 2021 Orange Dot Report showed that 22% (n=1,918) of Charlottesville’s families do not 

make enough money to afford the basic necessities of life—food, shelter, clothing, utilities--and 

costs associated with working.  Of these families, 55% (n=1,068) earn between $15,000-$35,000 

annually, which is not enough to even cover their housing costs alone (Orange Dot Report 4.0, 

January 2021; Charlottesville Low-Income Housing Coalition, February 2020). 

A core directive of Habitat’s is to address these inequities by increasing access to affordable 

homeownership, particularly for those who are at the lower wealth end of the economic 

spectrum.  Habitat believes that to do this well and with the greatest success, the voices of those 

who are most affected must be an integral part of the process.   In 2021, Habitat for Humanity of 

Greater Charlottesville was certified by the US Department of Housing and Urban Development 

as  a Community-Based Development Organization (CBDO) based on its extensive outreach into 

low income communities, its partnership homeownership model, its leadership in the use of 

Asset Based Community Development in redevelopment projects, the diverse composition of its 

board, and its nationally-recognized models for engaging and elevating low-wealth community 

members to leadership positions.  One example is its formal Homeowner Advisory Council 

comprising 100% of individuals who have purchased homes via our homebuyer’s program.  This 

group of 17 members, co-chaired by Habitat Partner Family Homeowners, meets monthly to 

guide Habitat’s programming, advocacy, and home and land design work.  

Further, this project supports the City’s vision of achieving a housing market that is affordable, 

healthy, high quality, accessible to resources, and above all, equitable, meeting the needs of 

underserved communities to foster a good quality of life for all (Comprehensive Plan, City of 

Charlottesville, VA, 11/15/2021, p.45).   

This project addresses the issue of inequity within the housing market by promoting increased 

access to homeownership for very-low and low-income families and ensuring long-term 

affordability. It does so guided by the insight and desires of partner families.  There is strong 

evidence that home ownership is one of the greatest means to build wealth for families and future 

generations.  Providing low income families with the means to own a home gives them a “hand 
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up” along the economic strata, eventually reducing the income wealth gap and promoting a more 

equitable landscape of housing opportunities. Habitat’s mixed income model is a bold response 

to more than a century of largely intentional residential segregation and provides mobility and 

opportunity for people from all walks of life to live together and to grow and learn from each 

other. CAHF funding has not been available for homeownership for three funding cycles and 

therefore, this request addresses a gap in home equity funding in the City’s recent portfolio.  

4.  Project readiness 

Flint Hill received its rezoning approval two years ago. Habitat has agreed on a draft contract to 

develop these lots pending City funding. In total, Habitat will build 16 units, with acquisition of 

the first four units supported by the balance of a previous CAHF grant. CAHF funding is critical 

for this project for three primary reasons: 

1. The 12 remaining units need City funding to close a gap in the budget. 

2. Without City Funding (the local match), Habitat will be unable to access certain State and 

Federal funding, specifically Affordable Housing and Special Needs (ASNH) and 

Community Development Block Grant (CDBG) which are leveraged with local 

government matches.  

3. These additional subsidies, which, when leveraging a local match, can bring in up to 

$120K/home subsidy from outside the City enabling Habitat to build and sell the homes 

affordably. These additional subsidies have enabled Habitat to push its AMI down to an 

average of 34% AMI as well allow us to continue to build and sell homes affordably 

during the COVID price spikes. 

CAHF Funding is the critical component remaining for this project to move forward.  We expect 

these units to be completed by 2024 and are planning a hybrid build (utilizing the services of a 

general contractor) to expedite the build.  

5.  Project Budget 

Flint Hill 12 Units/Lot Acquisition   

REVENUE  

CAHF $360,000 

ASNH  $720,000  

SHOP $144,000 

Private Fundraising (donors, Store proceeds, etc) $496,000 

Partner Family First Mortgages  $1,200,000 
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TOTAL 2,920,000 

EXPENSES  

Lot Acquisition  $420,000 

Site Work $100,000 

New Home Construction $2,400,000 

TOTAL $2,920,000 

Down Payment Assistance For 5 Families @ +/-$15,000 

per family 

$75,000 

Down Payment Assistance (Sample Mortgage Structure 

for Family at 25% AMI) 

 

Appraised Value $275,000 

Final Forgivable Mortgage $32,000 

Habitat Deferred Mortgage $51,500 

Trailing Deeds, forgivable terms vary (e.g. ASNH) $110,000 

CAHF DPA $15,000 

First Mortgage Amount (factored at 70%) $66,500 

 

6.  Project Schedule 

Flint Hill: 

Activity Time Frame 

Partner Family Applications and Selection Complete 

Partner Family Homebuyer Education and Sweat Equity Under way 

Contract Ratification for Purchase of 12 lots Pending. Awaiting results of CAHF 

application 

Closing on Purchase of 12 lots Pending. Awaiting results of CAHF 

application, contract ratification and final 

plat 
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Lot Delivery Expected 2023 

Home Construction begins Expected third quarter of 2023 

Homes Close Spring/Summer 2024 

   

Enhanced DPA: 

Activity Time Frame 

Partner Family Applications and Selection Ongoing 

Partner Family Homebuyer Education, Financial 

Counseling and Sweat Equity 

Rolling 

Closing September 2022 through June 2024 (Homes 

available for selection at three sites) 

 

7.  Experience 

Habitat for Humanity of Greater Charlottesville is a leader in affordable housing on a national 

level.  Founded in 1991, our affiliate is the flagship affordable homeownership program in 

Central Virginia and has enabled almost 300 families to achieve their dreams of homeownership, 

enabling them to earn collectively an estimated $85,000,000 in home equity creating a 

permanent bridge out of poverty.  By building an average of 18 homes/year, we are the most 

productive Habitat affiliate for a service area of this size in the Country.  

Since Habitat’s founding, we have also developed nine mixed-income neighborhoods, creating 

diverse and sustainable communities without gentrifying.  For instance, Burnet Commons was a 

unique partnership among Habitat, the City, and a private developer that converted an old city 

dumping ground into a community of townhomes and single-family detached homes.  Our 

scattered site builds have added affordable homes in a number of census tracts throughout the 

City, including many that had previously had fewer than 10 deed-restricted affordable homes 

thereby providing affordable opportunities in homogenously wealthy areas.  In the last two years, 

we have expanded our reach in Louisa and Greene Counties, and are increasing opportunities for 

home ownership in these counties for low-income families.  

We have also undertaken the transformation of two mobile home parks -- one located in the City 

of Charlottesville and the other just south of Charlottesville in Albemarle County.  In 2010 

Sunrise Trailer Park was transformed from a deteriorating and under-threat mobile home park to 

a community of 70 mixed income housing units, a community center and community gathering 

space.  We are now redeveloping Southwood, a mobile home park in Albemarle County of 317 
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trailers housing approximately 1,300 individuals to create 1,000 housing units, with 650-700 of 

them affordable rentals and homeownership.   

8.  Capacity 

Charlottesville Habitat is a nonprofit corporation governed by a 16-member Board of Directors 

and an Advisory Council with a 30-year history of addressing the affordable housing needs of 

the Greater Charlottesville Area.  Together with the Chief Executive Officer, the Board sets the 

strategic vision and provides fiduciary oversight.  Our annual goals are consistently tied to key 

City documents, such as the City of Charlottesville 2025 Goals for Affordable Housing, the 

Charlottesville Affordable Housing Plan, and the Charlottesville Comprehensive Plan. In 2017, 

we adopted a new strategic plan that called for us to increase our annual building capacity to 

more than 40 homes/year so that we can maintain building momentum at Southwood while also 

building 20+ units/annually in the City and in other surrounding jurisdictions.  

Since that time, we have nearly completed a $15M capital campaign, increased our internal 

capacity to prepare families, augmented and improved our build staff, have begun homebuilding 

activities at Southwood and have increased our borrowing capacity such that we will be able to 

reach this level of production provided we are awarded local funding that will match leveraged 

State and Federal funds.  

Habitat’s core staff of 50 experienced, knowledgeable, and committed individuals is led by a 

strong leadership team with many years of experience in affordable housing, land planning and 

development, finance and accounting, law, nonprofit management, and fundraising.  In addition, 

staff reflects a diversity of cultures and educational backgrounds that provide a rich environment 

for pioneering creative solutions to address the City’s urgent needs for affordable housing. 

Habitat’s philosophy is one of community engagement.  We work with a network of more than 

2,000 volunteers, including individuals and families who will be future home owners, business 

partners, and civic and religious leaders.  Together, we work to ensure all individuals have the 

opportunity for safe, affordable, decent housing. 

Habitat’s efforts are partially self-sustaining.  Partner family mortgages allow us to advance our 

next innovative building projects when combined with assistance from state and federal grants, 

such as CDBG, HOME, and SHOP, as well as gifts from individual donors, private foundations, 

and local government allocations. Our Habitat Store, generously supported by the community, 

has provided up to $450,000 annually in net revenue to support our projects. We have a strong 

record of accomplishment in successfully completing projects and meeting goals.   

We use an active listening, asset-based approach in neighborhood development.  Our 

neighborhood engagement begins before we break ground where habitat homebuyers meet 

monthly for Community Conversations, an opportunity to discuss shared values, hopes, and 

concerns, for an entire year prior to purchase.  Children participate as well, enabling them to 
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build friendships before “moving in next door.”  Existing neighbors around the build sites are 

also invited to join in the conversations and volunteer on the construction sites.  We work hard to 

build neighborhoods first, and then begin building homes. 

9.  Metrics 

Metrics for the Equity Homeownership Initiative 2022 include: 

• Purchase of land for 12 townhome units by Summer 2022 

• Construction of 12 homes sold to homebuyers between 25-60% AMI by June, 2024 

• Sales of homes supported by enhanced down payment assistance to 5 very low-income 

homebuyers who came to us at or below 30% AMI. 

• Leverage of ~10x City investment with other funding sources (including net mortgage 

amounts, private fundraising, Store proceeds and Federal/State funds) 

• Equity earnings potential of ~$5M for 17 local, low-income families. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





From: Kelley, Brenda
To: d"Oronzio, Phil
Cc: Ikefuna, Alexander
Subject: FW: CAHF application
Date: Friday, March 11, 2022 14:43:40

 
 

From: Dan Rosensweig <drosensweig@cvillehabitat.org> 
Sent: Friday, March 4, 2022 8:54 AM
To: Kelley, Brenda <kelleybr@charlottesville.gov>
Subject: RE: CAHF application
 
** WARNING: This email has originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.**

 
Ok, found them.
 
It looks like SDC proffered 15% affordable.
 
I think they are building roughly 50 homes total, so 15% is 7.5 or 8 when rounded up.
 
We are purchasing four lots using previous funding. So, I guess it’s possible to deduce that 4 of the
12 that are part of this request are proffered and 8 are in addition to the proffer.
 
I’m not sure I completely understand the intent of the question, however. Just because a unit is
proffered, doesn’t mean its going to be affordable to lower income residents. CAHF funding allows
us to lower the AMI below the standard 80% AMI required for affordable housing. It provides a local
match enabling us to leverage Affordable and Special Needs Housing, SHOP and Governor’s Trust
Fund money such to enable deeper subsidies which have allowed us to sell our homes, on average,
to City residents at 34% of AMI over the past few years.
 
Without CAHF providing a roughly $30K/unit subsidy and subsequently without a local match, these
units are pretty much dead in the water. So not only would the City miss out on 8 additional units of
affordable housing, but it would also miss out on an opportunity to sell 12 homes sustainably to
residents at very low incomes.
 
Make sense? I’d be happy to jump on a phone call if to talk it over.
 
Thanks,
Dan
 
 

From: Kelley, Brenda <kelleybr@charlottesville.gov> 
Sent: Friday, March 4, 2022 8:37 AM
To: Rosensweig, Daniel <drosensweig@cvillehabitat.org>

mailto:kelleybr@charlottesville.gov
mailto:doronzio@pilotmortgage.biz
mailto:ikefuna@charlottesville.gov
mailto:kelleybr@charlottesville.gov
mailto:drosensweig@cvillehabitat.org


Subject: CAHF application
 
Hi Dan – the group reviewing applications asked for a response to a question they had on your
application:
 
Are these 12 units the same units obligated under the proffer?
 
Thank you.
 
Brenda Kelley, Redevelopment Manager
(Pronouns: she/her)
Office of Community Solutions
City of Charlottesville
PO Box 911
Charlottesville, VA  22902
(434) 970-3040
kelleybr@charlottesville.gov
 
**NEW EMAIL** –   kelleybr@charlottesville.gov    -- Please update my contact information
 

mailto:kelleybr@charlottesville.gov
mailto:kelleybr@charlottesville.gov


   
 

   
 

City of Charlottesville 

Affordable Housing Fund (CAHF) Application 

(all items must be completed) 

Applicant Information 

Total Amount of CAHF funds requested: $_3,000,000___________ 

Check Tier 
Applying For  

Amount of 
CAHF funds 
requested by 

Tier 

Level of 
Funding 

Typical 
Amount of 
Funding 

Available 

Households Served 
 

x $1,650,000 Tier 1 $375,000  serving households with incomes up to 30% of Area 
Median Income (AMI) 

x   $1,350,000 Tier 2 $225,000 serving households with incomes up to 60% of Area 
Median Income (AMI) 

 $0 Tier 3 $150,000 serving households with incomes up to 80% of Area 
Median Income (AMI) 

 

Organization name: Piedmont Housing Alliance 

Contact name: Lindsay C. Chamberlain 

Title: Development and Communications Manager 

Organization Address: 682 Berkmar Dr 

Phone: 434.422.4866 

Email: lchamberlain@piedmonthousing.org 

Project Information 

Project Name: MACAA Development 

Project Location: Macaa Dr. 

 

Purpose of requested funding: (check all that apply) 

_____New Construction 

_x___Acquisition 

_____Rehabilitation 

_____Rent Subsidy 

_____Operating/Administration 

_____Other:_________________________________________________________________ 

 

Project type:(check all that apply) 



   
 

   
 

_x___Multi-family 

_____Single family (detached) 

_____Single family (attached) 

_____Rehabilitation 

_x___New Construction 

_x___Acquisition 

_____Other:_________________________________________________________________ 

 

Income restrictions on project (indicate number of units meeting each Area Median Inc ome (AMI) category: 

_30___________Incomes less than 30% AMI 

______________Incomes between 30% and 40% AMI 

_6_____________Incomes between 40% and 50% AMI 

_30___________Incomes between 50% and 60% AMI 

____________Incomes between 60% and 80% AMI 

____________Unrestricted units (>80% AMI) 

_66___________Total Units 

 

Term of Affordability (indicate number of units meeting each affordability term):  

______________less than 2 years 

______________2-5 years 

______________5-10 years 

______________10-15 years 

______________15-20 years 

______________20-30 years 

_66___________more than 30 years 

_66___________Total Units 

 

Project Proposal: 

Please provide following Information as separate attachments to the application:  



   
 

   
 

1. Project Description—Provide a description of the proposed project. Include: project type and location, 

short and long-term goals, the population(s) to  be served. Discuss plans for accessibility/adaptability, 

energy conservation and/or any green building components. 

This project provides a diversity of affordable housing options for people experiencing low incomes within a high -

opportunity neighborhood just one mile from a local job center in downtown Charlottesville and meets a critical 

need for affordable housing in the Charlottesville area. The project responds to the context of Locust Grove’s tree -

lined local streets with single-family dwellings by extending this neighborhood fabric into the site. The 

development plan addresses the primary goals of the Charlottesville Comprehensive Plan with particular respect to 

housing, community facilities, land use, and the environment. This project addresses the need for greater 

affordability within our community by infilling in an area where no affordable housing currently exists.   

The proposal reflects a partnership between four organizations, all of which focus efforts on the support of people 

experiencing low-incomes as a central part of their mission. The four organizations are partnering on the 

redevelopment of the MACAA location to pursue an integrated spectrum of affordable rental  housing, affordable 

homeownership opportunities, and a new modern early childhood center. . Piedmont Housing Alliance is acting as 

the lead developer overall as well as the lead developer of the affordable rental homes, aiming to partner with the 

Charlottesville Redevelopment and Housing Authority (CRHA) to dedicate   a mixture of public housing units and 

project-based vouchers integrated within the rental buildings. MACAA, the current owner of the pr operty, will 

develop classrooms in which to operate its Head Start program onsite. Habitat for Humanity of Charlottesville will 

build townhomes and duplexes on the site to provide affordable homeownership opportunities.  

The redevelopment of the MACAA property on a prominent site between the North Downtown and Locust Grove 

neighborhoods provides a unique opportunity to address the City’s affordable housing needs while taking 

advantage of the unique character of the grounds and sloping landscape on the site. This property will become an 

active and integrated extension of the adjacent neighborhoods while providing bike and pedestrian links to the 

broader community amenities by emphasizing connectivity and shared open spaces.  

RENTAL HOUSING 

The affordable rental portion of the project, for which this funding application would specifically applies, will 

include 66 rental homes, serving families between 30 and 60% AMI. The mix of 1-, 2-, and 3-bedroom apartment 

homes will be managed by the Piedmont Housing Alliance (PHA) through the Low Income Housing Tax Credit 

(LIHTC) program.  Through a unique partnership proposal between Piedmont Housing Alliance and the CRHA , up to 

45% of those rental homes would be targeted to families making at or below 30% AMI.  This would be 

accomplished through the inclusion of Project Based Vouchers and integrated Public Housing units within the 

project and would far exceed the number of deeply affordable units in a typical LIHTC project.  More critically, 

these units would address a significant area of need for a vulnerable portion of the Charlottesville community.    

Regarding accessibility/adaptability for the affordable rental units, the code minimum number of fully accessible 

Section 504 units for the 66-unit MACAA development is four (4) units. Instead, the site will have seven (7) 504 

units for residents with physical impairments and two (2) accessible units for residents with sensory impairments.  

The remaining rental homes are targeted to meet or exceed Universal Design standards – the gold standard for 

adaptability.  

Regarding energy efficiency and sustainability, the rental homes will not only be certified under Enterprise Green 

Communities, the national standard for green-built affordable housing, but also will be aiming for DOE Zero Energy 

Ready Homes (ZERH) certification and Passive House certification under the PHIUS Multifamily protocol, an 

extremely stringent design, construction, and verification practice that ensures durability, excellent moisture 

management, and significant energy reductions through passive strategies, including increased insulation, robust 

air-sealing, thoughtful mechanical specifications, and attention to detail. Designing to these standards will provide 



   
 

   
 

a higher quality building envelope and operational efficiencies that directly benefit residents through increased 

durability and reduced utility bills.  

Piedmont Housing will also be pursuing funding for a solar panel installation on all roofs to further project 

sustainability goals and reduce utility costs for residents.  

HOMEOWNERSHIP 

By pursuing a variety of financing models and unit types, the project intends to meet the needs of a range of 

household incomes. Partner Habitat for Humanity of Greater Charlottesville’s funding for the townhome and 

duplex portion of this project is separate from the rental housing development.  And, yet, affordable 

homeownership will need parallel City funding to come to fruition. The Habitat funding application will come in a 

future CAHF round. 

The homes will be sold to families experiencing low-income using a low- to no-interest mortgage and a repayment 

schedule appropriate to that family’s income. Habitat typically serves families between 30 -60% AMI, and Habitat 

for Humanity of Greater Charlottesville has helped families with an average AMI of 34% over the last three years.  

2. Demonstration of Need -- Describe how the project contributes to  the City of Charlottesville's housing 

goals. 

The project provides housing choices that are not readily available within Charlottesville, namely affordable rental 

and homeownership opportunities. The project has been developed holistically, aiming to meet goals around 

affordability, sustainability, walkability, bikeability, and support of historical and natural landscapes. The project 

provides ranges of multifamily dwellings, townhouses, and duplexes, providing a variety of typologies along with a 

diversity of rental and ownership models. The homes provided are within a short distance from downtown and will 

have convenient access to a system of green spaces and other public amenities. The development will be 

constructed to a high level of quality – the standards for Low Income Housing Tax Credit-funded developments 

such as the rental portion of the project far exceed market-rate building standards, and our partner in the project, 

Greater Charlottesville Habitat for Humanity, has a proven track record of constructing quality homes throughout 

the region. 

3. Demonstration of Equity – Describe how this project demonstrates and promotes equitable housing 

needs and economic opportunity for low-income residents in the City of Charlottesville. 

In the last two years, both the City of Charlottesville and the Thomas Jefferson Planning District Commission have 

commissioned housing needs assessments.  The resulting data are dire.  Regionally, over 11,000+ households are 

housing-cost burdened, with the large majority living in the urban center of Charlottesville and Albemarle County.  

Of this number, over 2,000 households in the urban core are severely cost burdened, paying more than 50% of 

their incomes towards housing costs.  This burden falls disproportionately on households with incomes below 50% 

AMI. 

Designated by the city as a revitalization area, the MACAA site is in a part of Charlottesville where no current 

affordable housing exists. This project provides a spectrum of housing types for residents with a variety of family 

sizes and incomes and accommodates an integrated range of affordable rental and homeownership choices. The 

project also contributes to the City’s larger housing affordability goals by contributing to the housing stock for 

people experiencing low income, one of the critical areas where more supply is most needed. The project creates a 

diversity of affordable housing options for families at a range of income levels from 30 to 60% of area median 

income, including affordable rental and affordable homeownership. 

Given MACAA’s organizational mission, the desire to include early childhood education as a priority in the 

neighborhood re-design has been part of the conversation. As a result, this project includes onsite childcare to 

integrate services that support working families. Registration for families will follow the model of the current Head 



   
 

   
 

Start program that MACAA operates with prioritization given to residents in the site. Parents may confidently 

pursue educational and career opportunities knowing their children are thriving. 

4. Project Readiness--Provide evidence of: organizational experience  and capacity to manage the project; 

pursue and acquire land, site control, required zoning variance and permitting (if applicable ); financial 

commitments for the projects; community engagement plan (if applicable); resident relocation  plan (if 

applicable); plans for preparation and coordination of necessary public meetings (if applicable). 

The coordinated planning process for the MACAA redevelopment has included residents, local governments, and 

strategic partners. Strong financial and community support, an experienced team, and a realistic project timeline 

will ensure completion in a timely manner. This project has passed through a successful rezoning process which 

included public meetings. These public meetings were held multiple times in the process of approving the re -

zoning. The land acquisition process will be finalized by Q2 2022. 

Piedmont Housing Alliance’s commitment to building strong financial and community support and developing 

realistic financial projections has been demonstrated in other projects, such as Friendship Court and Southwood 

Apartments. MACAA homes will benefit from this substantial experience, a similar community engaged design 

process, and a coordinated campaign for political support of regional affordable housing efforts.   

As is the case with many publicly-approved and welcomed affordable housing developments, the city funding acts 

as a catalyst that unlocks the other sources. The funding sources listed in the budget hinge on the approval of 

funding from the City.   

5. Project Budget—Provide a detailed  description of the proposed project budget showing sources and uses 

and amounts of additional funding. 

The budget below, and the CAHF request here, refer to the rental housing development (66 units) that Piedmont 

Housing Alliance is undertaking. However, the full project, including the homeownership units to be developed in 

partnership with Habitat for Humanity of Greater Charlottesville, will require additional subsidy to support 

Habitat’s units. The CAHF application for Habitat’s units will take place in a future CAHF cycle. After speaking with 

City staff, we decided to separate the applications over time because they have different time constraints.  The 

rental housing, which needs LIHTC to bring to fruition, is constrained by the annual LIHTC application cycle – 

applications are due in March of every year. Habitat’s sources are not constrained by the same application cycle.  



   
 

   
 

  

6. Project Schedule—Indicate the proposed project schedule; timing of completed SAUs; pre-development, 

anticipated pursuit and  acquisition timeline ,site control,  zoning approval, financing and construction 

milestones (if applicable) to project completion. 

The schedule below reflects our best estimation of timing based on known funding requirements driven by Virginia 

Housing and the Department of Housing and Community Development. Their closing processes constrain the gap 

in timing between LIHTC allocation and start of construction. More information can be provided if desired.  

MACAA PSA finalized May 2022 

Site Plan Submission Apr 2022 

Site Plan Approval Feb 2023 

LIHTC Application Submitted to VH Mar 2023 

LIHTC Final Rankings Announced Jun 2023 

LIHTC Reservation Documents Executed Jul 2023 

Building Permit submitted Jul 2023 

Building Permit Issued Oct 2023 

Closing process / Construction Start Dec 2024 

Construction Complete May 2026 
Lease Up Complete Sep 2026 

 

7. Experience—Provide a summary of similar activities completed by the organization and project team. 



   
 

   
 

Piedmont Housing Alliance has been a leader throughout the Charlottesville region since 1983 in developing and 

managing affordable housing and offering pathways for struggling renters and aspiring homebuyers. Our work is 

guided by the core values of equity, opportunity, home, community and respect. Our continuum of services and 

resources has: assisted more than 1,000 low-income households purchase a home; supported thousands more 

through financial counseling services; backed the financing and construction of 100+ affordable single-family 

homes; financed the preservation, construction, and rehabilitation of nearly 1,000 affordable rental homes; and 

we currently manage over 600 affordable rental homes.  

From 2014-2021, Piedmont Housing successfully leveraged $18 million for new rental housing development and 

the rehabilitation of existing units; $21 million for mortgage financing for low-income homeowners; and $376,638 

for economic development projects. In total, $40 million has been deployed and leveraged for affordable housing 

in the region, serving thousands of low-income households.  

Piedmont Housing Alliance has been a certified Community Housing Development Organization (CHDO) since 

1997. In 2015, we provided $1,079,029 for the rehabilitation of 30 rental units of affordable housing, reserved for 

seniors experiencing low-income, in the rural community of Crozet. In 2016, we provided $950,000 as a 

development partner on a $10.7 million housing project that created 54 units for seniors experiencing low-income. 

Piedmont Housing acted as a primary conduit for project financing for land acquisition as a CHDO and nonprofit 

partner to enable LIHTC financing. In 2017, $6,273,332 was leveraged for the acquisition and rehabilitation costs 

for an additional 97 homes in Albemarle County. In total, 181 homes have been developed or rehabilitated in the 

past six years.  

Since 2016, Piedmont Housing Alliance has also led the redevelopment planning for Friendship Court, deploying 

over $800,000 for architectural and engineering design work, a facilitated master planning process, and 

preliminary site assessments. Plans detail a redevelopment strategy committed to zero displacement by building 

new units on available and open green space, transitioning 150 current households throu gh a phased approach. 

The first phase of the redevelopment successfully secured a 9% tax credit award in 2019 and began construction 

last month. As a seasoned CDFI with experience as an affordable housing developer, Piedmont Housing has the 

track record and resources to successfully complete these projects. Further, the capacity to fulfill on this work is 

bolstered by the development experience of key personnel and the demonstrated experience of senior staff in 

leveraging the funding, resources, partnerships, and relationships necessary to bring projects to fruition. 

KEY PERSONNEL 

SUNSHINE MATHON, EXECUTIVE DIRECTOR: Sunshine joined Piedmont Housing Alliance as Executive Director in 

2017 and leads the Real Estate Development team. He has 14 years of experience in affordable housing 

development including planning, leveraging resources, underwriting, pipeline development, relationship -building, 

and partnership management. Sunshine was specifically hired to oversee the Friendship Court redevelopment and 

to develop a strong pipeline of future projects, including finding public and private funding sources, and developing 

strong partnerships with elected officials, partner agency nonprofits, and planning agencies to successfully 

structure a complex, community-responsive, economically viable strategy for redevelopment. Prior to joining 

Piedmont Housing, Sunshine was Director of Real Estate Development for Foundation Communities in Austin, 

Texas. During his 10-year term, he oversaw of $200 million in sustainable, affordable housing development 

including over 1,000 units. He is well-versed in gathering and supervising integrated teams of staff, architects, 

engineers, contractors, and consultants through all phases of development, and his management of contractors 

includes adherence to strict funding driven construction schedules and budget. Sunshine’s experience also includes 

an inclusive community focus, as well as the development of services such as an early childhood center for 

affordable housing residents. He holds a Master of Architecture from the University of Texas, Austin.  

ANDY MILLER, DIRECTOR OF REAL ESTATE DEVELOPMENT: Andy was hired in 2019 as part of Piedmont Housing 

Alliance’s significant expansion in real estate development, bringing 16 years of affordable housing design and 



   
 

   
 

development experience. Andy has primary oversight of project development: identifying and evaluating 

properties for future development; facilitating the planning process, including pre -development work such as 

architectural and engineering specifications, design schematics and pricing, design development, commercial 

construction bidding processes, and construction oversight; and managing the full range of the development 

process for complex affordable multi-family projects. Prior to joining Piedmont Housing Alliance, Andy was Senior 

Development Manager for Laurel Street, an affordable housing development firm in Charlotte, North Carolina. In 

that role, he managed over $100 million in affordable and workforce housing development and oversaw the 

delivery of over 800 units. Past projects have ranged from new construction master planned communities to 

acquisition/rehab projects with financing from various sources including 4% tax credits, 9% tax credits, HUD 

Section 221(d)(4) loans, private equity funds, and various state and local resources. He has been responsible for 

day-to-day management of mixed income developments from initial concept through project stabilization, 

including project planning, finance structuring, pro forma analysis, due diligence, market analysis, negotiation and 

closing on financing, design team management, entitlements, construction review, marketing and lease -up. He 

holds a Master of Architecture from UC Berkeley and a Master of Science in Real Estate from UNC Charlotte .  

MANDY BURBAGE, REAL ESTATE DEVELOPMENT MANAGER: Mandy joined Piedmont Housing in 2020 with 13 

years of planning and development experience in the Charlottesville area. Mandy most recently managed land 

development and entitlement activities for Habitat for Humanity of Greater Charlottesville, including the 

successful rezoning of Southwood Mobile Home Park, a resident-led, master planned trailer park redevelopment 

with a commitment to resident non-displacement. Prior to Habitat, Mandy worked in the public sector as a senior 

land use planner gaining valuable insight into the community’s long range planning goals and an understanding of 

the entitlement process. Mandy currently oversees due diligence, entitlement, design coordination, and permitting 

efforts on multiple projects. 

8. Capacity –Provide a detailed description to demonstrate the applicant’s ability to complete this project 

within 24 months. 

Piedmont Housing’s previously completed projects include leveraging $7,344,361 in project costs for the 

rehabilitation of two affordable housing communities in Albemarle County: in 2015, Crozet Meadows, a 30 -unit 

senior apartment building in Crozet, underwent a $1,071,029 rehabilitation; and in 2017, Wood’s Edge senior 

apartments underwent a $6,273,322 acquisition and renovation of 97 homes.  

Piedmont Housing Alliance recently broke ground on Phase I of the redevelopment of Friendship Court 

Apartments, a Project-Based Section 8 subsidized apartment complex serving 150 families in Charlottesville, 

Virginia.  Phase I of redevelopment includes one-for-one replacement of 46 of the existing Project-Based Section 8 

homes, as well as 60 additional new homes serving households ranging from 30-80% AMI.  A LIHTC allocation and 

DHCD ASNH funding has been awarded for Phase I, which will complete construction in 2023. By the end of all four 

phases in 2027, all 150 existing Section 8 subsidized units will be replaced and an additional ~300 new units will be 

added to create a tiered-income community model serving households from below 30% AMI up to 80% AMI.  All 

units will be protected with long-term affordability restrictions.   

In March 2021, Piedmont Housing submitted a 9% LIHTC application for the development of a 71 -unit affordable 

housing community, Southwood Apartments, and was successfully allocated credits in June.  This is the first phase 

of a two-phase project that will include a total of 121 affordable units.  The design is targeted to achieve Passive 

House and Enterprise Green Community certifications.  The project is located in the larger Southwood Community 

redevelopment area, a community led redevelopment of a trailer park south of Charlottesville, which is being 

master planned and developed by Habitat for Humanity Charlottesville.  Based on a successful LIHTC award, 

Southwood Apartments is anticipated to start construction in late 2022. 

Also in March 2021, Piedmont Housing Alliance purchased the Red Carpet Inn.  As part of the first phase of the 

Premier Circle redevelopment, in which the motel is functioning as non-congregate emergency shelter for people 



   
 

   
 

experiencing homelessness, Piedmont Housing has overseen renovations for 94 homes. Phase II will consist of an 

80-unit supportive housing project being developed by Virginia Supportive Housing. Piedmont Housing Alliance will 

develop Phase III of the redevelopment, Premier Apartments (final name TBD), consisting of approximately 60 

affordable apartments for family and senior households with 30%-80% AMI incomes. Premier Apartments will be 

designed to Enterprise Green Communities and Passive House standards.  The building(s) will provide direct 

benefits to residents through increased durability, healthy interiors, and reduced utility bills.  

Piedmont Housing Alliance and Habitat for Humanity each demonstrate track records of successful development, 

combined they form an explosive combination. Once initiated, construction will be completed within 18 months, in 

May 2026. Construction can begin in 2024 once the site plan is approved,building permits are issued, and the Low 

Income Tax Housing Credit rankings are released in 2023. 

9. Metrics –Provide a detailed description of the metrics used to measure success. 

We will know the redevelopment of the MACAA property has been successful upon construction completion in 

partnership with Habitat for Humanity and Greater Charlottesville. We will know we have succeeded in providing 

96 affordable homes, reactivating the underutilized space and integrating it as a Charlottesville neighborhood 

reserved for cost-burdened residents. 

Our metrics for success will include delivering on seven fully accessible homes, and 59 homes targeted to meet or 

exceed Universal Design standards – the gold standard for adaptability, and building rental homes that will not 

only be certified under Enterprise Green Communities, the national standard for green -built affordable housing, 

but also DOE Zero Energy Ready Homes (ZERH) certification and Passive House certification under the PHIUS 

Multifamily protocol. 

  



   
 

   
 

 



From: Kelley, Brenda
To: d"Oronzio, Phil
Cc: Ikefuna, Alexander
Subject: FW: CAHF application
Date: Friday, March 11, 2022 15:21:38

 
 

From: Sunshine Mathon <smathon@piedmonthousing.org> 
Sent: Friday, March 4, 2022 11:06 AM
To: Kelley, Brenda <kelleybr@charlottesville.gov>; Lindsay Chamberlain
<lchamberlain@piedmonthousing.org>
Subject: Re: CAHF application
 
** WARNING: This email has originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.**

 
Hi, Brenda.
 
Our apologies, we had meant to “check” the boxes for both acquisition and construction.  That was
an error on our part.  Please forgive the oversight.
 
Is this explanation enough?  Or would more be helpful?
 
Thank you.
 
Sunshine Mathon, G.S.D.
(Pronouns: he/him/his)
 

Executive Director
Piedmont Housing Alliance
 
 
 
 
 
On 3/4/22, 8:41 AM, "Kelley, Brenda" <kelleybr@charlottesville.gov> wrote:
 
Hi - the group reviewing applications asked for a response to a question they had on your
application:
 
The stated purpose of the funding in your application is for property acquisition.  If you are
requesting $3,000,000 but the acquisition amount in the Combined Sources and Uses in the
application is $1,880,000, where is the remainder of the city money going?
 
Thank you.
 
 

mailto:kelleybr@charlottesville.gov
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Brenda Kelley, Redevelopment Manager
(Pronouns: she/her)
Office of Community Solutions
City of Charlottesville
PO Box 911
Charlottesville, VA  22902
(434) 970-3040
kelleybr@charlottesville.gov
 
**NEW EMAIL** –   kelleybr@charlottesville.gov    -- Please update my contact information
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From: Kelley, Brenda
To: d"Oronzio, Phil
Cc: Ikefuna, Alexander
Subject: FW: CAHF Application - Arc of the piedmont
Date: Friday, March 11, 2022 14:41:51

 
 

From: John Santoski <JSantoski@arcpva.org> 
Sent: Friday, February 25, 2022 3:46 PM
To: Kelley, Brenda <kelleybr@charlottesville.gov>
Subject: RE: CAHF Application - Arc of the piedmont
 
** WARNING: This email has originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.**

 
Hi Brenda,
 
It can support up to 7 individuals, which is what we usually have.  Right now we are at 5 due to
COVID keeping referrals down.
 

John
 
John Santoski, MS
Executive Director
 
The Arc of the Piedmont
1149 Rose Hill Drive
Charlottesville, VA 22903
Office: 434-977-4002 x112
Cell: 434-989-9015
www.arcpva.org
 

From: Kelley, Brenda <kelleybr@charlottesville.gov> 
Sent: Friday, February 25, 2022 2:33 PM
To: John Santoski <JSantoski@arcpva.org>
Subject: RE: CAHF Application - Arc of the piedmont
 
Hi John – how many residents does this group home at 222 Shamrock Road support?  Thank you.
Brenda
 

From: John Santoski <JSantoski@arcpva.org> 
Sent: Thursday, February 17, 2022 3:02 PM
To: Kelley, Brenda <kelleybr@charlottesville.gov>
Subject: CAHF Application - Arc of the piedmont
 

mailto:kelleybr@charlottesville.gov
mailto:doronzio@pilotmortgage.biz
mailto:ikefuna@charlottesville.gov
https://protect-us.mimecast.com/s/00fvC5ylAVu0kEo4UzEUEu?domain=arcpva.org
mailto:kelleybr@charlottesville.gov
mailto:JSantoski@arcpva.org
mailto:JSantoski@arcpva.org
mailto:kelleybr@charlottesville.gov


** WARNING: This email has originated from outside of the organization. Do not click links or open attachments
unless you recognize the sender and know the content is safe.**

 
Hi Brenda,
 
Here is the application from the Arc of the Piedmont for the CAHF.  It’s a small request
(under $7,000) for a furnace replacement.  Let me know if you need any additional
information.
 
Thanks
 
John
 
John Santoski MS
Executive Director
The Arc of the Piedmont
1149 Rose Hill Drive
Charlottesville, VA 22903
(o) 434-977-4002 ext.112
(f) 434-977-7864
(c) 434-989-9015
email: jsantoski@arcpva.org
www.arcpva.org
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