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This Primer was developed in response
to a needor basic housing informatioexpressed
by atendees at the housing sessions duttieg2006Disability
Rights Conference&eisha Leea founding member of the NC
Disability Action Network facilitated those ssions and was a
passionate and knowledgeable advocate for housing and
services for persons with disabilities, peutarly those
in rural areas.She will be missed in the affordable
housing and disability rights movemenighis Primer
is dedicatedd Keisha Lee in recognition of the

continuing legacy of her life and work.

In Memoriam

Keisha Lee

1969 -2007
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Message from the Executiv e Director

TheNorth Carolina Housing Coalition is aprivate,non-profit, membership orgnizationworking for
decent affordable housing that promotes-determination and stable communities for{@md moderate
income North Carolinians

We work to increase investment in quality affordable homes so that working families and
individuals, persons with disabilities, people in crisis, and fixed-income seniors may live with
opportunity and dignity. These populations will never be well-served by the private housing
market without intervention because of their limited incomes and/or special needs. We also
advocate for housing policies that improve the effectiveness of housing resources, protect
consumers, and improve outcomes for low-income households.

The idea forthis Housing Primer came from the Housing Working Group at the 2006 Disability

Rights Conference in Charlotte, NC The group consisted of sealflvocates, professional service

providers, state government leaders and volunteer advocates who all recogitibedsing was one of

the most significant issudsr persons with disabilitieS.hey wanted a central resource to help make

housing informatioimoreaccessible as well as make clear all the ways persons with disabilities could get
involved in influencinghousing policyThe Primer was released in 2007 with a focus on it being

accessible to all persons needing housing assistance by offering it in Braille, large print, and online in text
form. In 2009, we updated all of the information in the Primer witff &dition, that also included a

Spanish version to serve even more people.

We need every person who is struggling to find the housing resources they need as well as those who
are providing those resources to be active as housing advocatégery housingesource and policy

listed in the Primer was created as a result of housing advdoaay. state and federal agency listed is
influenced by housing advocacy in its fimg, planning and rulenaking.While much has been
accomplished, it shouldotcome asa surprise t@nyone reading this manual that much more needs to be
done.

| want to personally thankohn Niffeneggerfor his work incompiling, writing, and editingpoth the first
and second editions tfis resourceWe are proud to have produced tHisusing Primerand hope it will
bea valuablaool for finding needed housing resourcée also hope it can bevahicle for increased
advocacy by persons with disabilities and their advocatexfmndingesourced affordable housing
andimprovinghousing policyon the local, state and federal level

The North Carolina Housing Coalitionasmembership organization with over 1,500 individual and
organizational members from across the state. If you are interested in supporting optease\sit our
Websitewww.nchousing.org

’ NORTH CAROLINA

2 z o HOUSING
* COALITION
EDUCATING and ADVOCATING for CHANGE

Chris Estes, Executive Director
North Carolina Housing Coalition

North Carolina iHousiI

ng
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Preface

This HousingPrimeris designed to providienportantbasicinformation and resources that persons
with disabilities, their advocates, fdias, and service providers can usénimrease understanding of
the housing systemo help addresthe housing needs personswith disabilities

An attempt was made to provide sufficient detathaut overwhelming the readé€siven the amount
of information containedhowever, the readenay find certain chapters more applicabléhtir
current situation than otheiGreat effort was also made pioovide both general background
information andnclude the most accurate andtopdate program descriptis, monetary figures, and
contact informatiorior North Carolina specific resources

This HousingPrimer is also available in electronic format for free download from the NC Housing
Co al i Wdb sita\ist www.nchousing.organd click onResearch & Publicationsandthe
Affordable Housing Primer menu option.Currently, it is available iBraille, Spanishregula and
large print PDF versionas well as a plain text documemlso available owww.nchousing.orgare
links to all theWeb sites anelectronic documents mentioned in this Primer.

Acknowledgements

The majority of the information contained withias been collected from, aisda synthesis of
informationavailable fromthe organizations listed belowVe particularly want to recognize the work
of theTechnical Assistance Collaborativen Boston,Massachusett&Vhile many of their writings

are referenced directly in the text, for many years their work hasitformed and inspired the effort

to expand housing opportunities for person with disabilities. Readers interested in a more detailed
treatment of many of the issues discussed in the Primer are urged to visi¢bsite at
www.tacinc.org. Detailed contact information fahese and otharganizations can be found in
Appendix A.

Fannie Mae NC Housing Finance Agency

www.fanniemae.com www.nchfa.com

National Low Income Housing Coalition Technical Assistance Collaborative

www.nlihc.org www.tacinc.org

NC Housing Coalition US Department of Housing

www.nchousing.org and Urban Development
www.hud.gov

North Carolina Council

on Developmental Disabilities

v
17> Hi
l|||. \

Building Bridges to Community

Funding for the second edition of this Primer was made available through the NC Council on
Developmental Disabilities.

North Carolina vHousing
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CHAPTER 1

WHAT IS AFFORDABLE H  OUSING?

INTRODUCTION

Housing isa basic human neeBor many including many persons with disabilitiésiding

quality, affordabléhousing is difficult Variousprograms have been developed to help address th
need for housingout locatingand understanding these programs and their requirements can be
difficult.

In this Primer you will find information pertinent to affordable housingluding how to obtain
affordable housing and how to advocate for more affordable housing in your community.

This chaptefocuses onhte definitiors of affordable housing and suppeg housing the need for
more affordable housingnd important housgnagencies.

DEFINITION OF AFFORD  ABLE HOUSING

According to the US Department of Housing and Urban Development (HUD), affordable
housing is housing that costs its occupant (owner or renter) no more than 30% of their gross
monthly household incomeWhen catulating housing costs you should include not only rent or
mortgage payments, but also utility costs, and when applicable, real estate taxes, property
insurance, mobile home park and/or lot rental fees, homeowner association fees, and/or
condominium fees.

I't is important to note that because HUDOGS
Afaff or da b lisarelativaiterm kVigabis considered affordabteayvary from county to
county, and even between ruratlasrban areas within a countyUD establishes income limits

for localities across the country as a way of targeting housing resources to hasépaldicular
income levelsFor examplesince 199875% of Housing Choice vouchers (Section 8 vouchers)
must be distributed to householdih incomes below 30% of area median inco(&eeHow

Income Targeting Varies by Locatiand UnderstandingArea Median Incomeon the

following pages

North Carolina Housing Coalitioinl

affo



Chapter 1: What is Afiaable Housing?

The chart below lists income figures for two €alities: RaleighCary, a highncomearea and
RobesonCounty, a lowrincomearea A single person with annual income at or beld/@ &50
(30% of area median income) would qualify as being extremelyrioame in Robeson County,
but inthe RaleighCary area30% of area median is substantially higherl® #0 Given the
differences in median income, affordability varies between thesarwas

How Income Targeting Varies by Location

Raleigh-Cary Area Robeson County
(2009 Income Levels i high-income area) (2009 Income Levels - low-income county)
Single person (% of Area Median Income) Single person (% of Area Median Income)
¢ Median Income: $53,800 e Median Income: $34,900
e Low-income (80%): $43,050 e Low-income (80%): $27,950
e Very low-income (50%): $26,900 e Very low-income (50%): $17,450
o Extremely low-income (30%): $16,150 e Extremely low-income (30%): $10,450

Monthly Affordable Housing Costs Monthly Affordable Housing Costs

for a Single Person at Median Income Level: for a Single Person at Median Income Level:
$1,345 $873

Supplemental Security Income (SSI): Supplemental Security Income (SSI):
$8,088 or 15% of median PP 68,088 or 239% of s

Monthly Affordable Housing Costs Monthly Affordable Housing Costs

for a Single Person at SSI Level: for a Single Person at SSI Level:
$202 $202

Income ifiormation taken from HUDUser agww.huduser.org

For people at theSupplemental Security Income (SSl)evel ($674month as of2009), regardless
of where they live, the cost of what is considered affordable housing remains the sain&0% of
their SSI income (£02per month).

21 North Carolina Housing Coalition



Chapter 1: What is Affordable Housing?

Understanding Area Median Income

Area median income provides information about geographic areas such as counties
by dividing same size households into two equal parts based on income. The first half
of households earns less than area median income and the other half earns more.

To understand how to calculate area median income, imagine a county that has just ten
households. Line up all ten households starting with the lowest income household and
ending with the highest income householdNow look for the midpoint between the lower and
upper halves of households.

B H B H W E W E B H W E B H B H B H B H
HF)E HE)E HEE HE)E HF)E HE)E HE)E HF)E HE)E HF)E
1

$9,000 $10,000 $25,000 $32,000 $40,000| $41,000 $45,000 $46,000 $50,000 $70,000

$40,500

For this imaginary county, area median income equals $40,500, as this is the midpoint
between the fifth and sixth highest earning households.

The US Department of Housing and Urban Development (HUD) calculates area
median income for geographic regions across the country on an annual basis and
breaks households up into the following income categories:

e Low-income households are at or below 80% of area median income.

e Very low-income households are at or below 50% of area median income.

e Extremely low-income households are at or below 30% of area median
income.

How Housing Programs use Area Median Income

Housing Programs target housing resources to people with low, very low, and extremely low
incomes relative to other people in their area. To do this, programs typically say something
|l i ke, AOur program serves househol ds with

To find your areads median i ncome,
www.huduser.org/datasets/il/il2009/select Geography mfi.odb or visit
www.nchousing.orq, and click on Research & Publications/Affordable Housing Primer.

North Carolina Housing Coalitioh3
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Chapter 1: What is Afiaable Housing?

WHAT IS SUPPORT IVE HOUSING?

Supported housing and supportive housing are two widely used terms, and for some, the

two terms have different meanings. For the purposes of this Primegyite dre used
interchangeably. The more important distinction is between these housing insedpfsorted

and supportive housirigand facilitybased housing models that have historically been available
to persons with disabilities.

Under the facilitybased model, persons with fisupportive Housing is a

di sabilities arlbasedigettingc e _

. . . housing model that enables
depending on a diagnosis or assessment by _ S
professionals of the need for supervision or persons with disabilities to
assistance. Residents give up most of their income successfully select, acquire
exchange for room, board, and pradldservices. and maintain decent, safe and

The cost of resident #dc
public entity basd on a daily or monthly rate. With
the facility-based model,gople are often clustered
by diagnosis in large congregate settings.

affordable housing linked to a ly pai
variety of individualized,
flexible support services.o

-Technical Assistance Collaborative
Over the past few decades, as our ustdeding of

disabilities has increased and protections for the civil

rights of persons with disabilities have been codified into(kee Chapter 3there has been a

change in thinking about where and how persons with disabilities should live. In 1898 th
Supreme Courtédés Ol mstead decision reaffirmed t
their communities, finding that the fiunjustifi
violation of rights under the Americans with Disal@g Act.

Supportive housing has evolved as a recognized housing model preferred by persons with
disabilities. With this model, individuals choose where they live; although, in reality, there are
still too few choices. The housing is decent, safe, adilessind affordable to their income. The
occupant has the rights and responsibilities of tenancy or ownership, i.e., they can live there as
long as they fulfill their obligations as a tenant or homeowner. Services and stipports
Aunbundl ed o dersantiveswahegersscentéraed, flexible and designed to meet the
needs of the individual.

The services and supports an individual may need to be successful in the community will differ
according to their particular situation, but the need for aildesand affordable housing units in
the community is common across populations.

471 North Carolina Housing Coalition



Chapter 1: What is Affordable Housing?

THE NEED FOR MORE AF  FORDABLE HOUSING

Over two million North Carolinians spend more than 30% of their gross monthlglnalds

income on housing costBhis includes over 30000 households that spend more thahdfa

their income on housingVhile housing costs have continued to rise, wages have failed to keep
pace (North Carolina Housing Coaliticddampaign for Housing Carolina: FAQs

North Carolinians who face the greagst challengan finding affordable housing are those
individuals in the lowest income bracket, earning 30% ofess of area median income.
Included in this bracket are those who depend on Supplemental Security Income (SSI) or
Social Security Disability Insurance (SSDI) as their primary source of income.

While researchers and practitioners have repeatedly demonstrated that even adults with severe
disabilities can live successfully in homes of their own, securing safe and decent aéfordabl
housing remains ehallengeToo many dults with disabilities, regardless of aigand

particularly those who rely on SSI benefitiack sufficient income to afford housing. According

to the Technical Assistance Collaborative regdericed Out in 208, persons with dbilities

receiving federal disability benefits continue todmongthe economically poorest people in the
nation.

As of December 208, 208,457North Caroliniangvere receiving SSincluding 186,099North

Carolinianswith disabilities As of Januar009, SSI provides individualsé¥4a month and

couples §,01lamonth.Usi ng HUDG6s af f or da thatkouselmldsshonldy st anda
not spend more than 30% of household income on housing costadividuals receiving SSI

benefits can afford £02per month in housing costs (rent or mortgage plus utilities).

To afford the average rent for a modest tlvedroom apartment in the state of North Carolina, an
individual must earn $1@2 per hour or ,187per month 200 Out of Reach RepQrtThis

means thaan individual relying solely on SSI1§$4a month in2000) needs an additionall$13
per month to afford a modest tvb@droom apartment.

In orderto rent even a modest apartmegrdrsons with these extremely low incomes need some
form of rent subsidy.

North Carolina Housing Coalitioh5



Chapter 1: What is Afiaable Housing?

ADVOCATING FOR AFFOR  DABLE HOUSING

When we advocate for affordable housing, we meanhelt and wellmanaged/maintained
housing for individuals and families with low to moderate incomes (generally 80% and below of
area median income}his housing i®ften financed witlederal state, and/ofocal government
subsidies.

Unfortunately, when attached to housing, the tdiaf®rdabl®, Alow-income, andfisubsidized

can conjure fearful images of ndown projects r o m t hiehabite®d By(Qpé&ople who

contribute to théidecay o f .JFheseisant kirgbf fears also arise when people hear that

housing for persons with disabilities is being develdp#treat to safety, declining property
values,etcThese fears creat e 0 NoattudesithaMpgngBreratk Yar d*
major obstacles to achieving adequate housing for all.

In order to combat these fearseveryone must be an advocate for affordable housing and the
people who need itlAdvocacy can come in many forpimut without it we cannagnsure the
resources and policies needed to adequately respond to housing needd¢mfoderatencome
people and persons with disabilities in particula

There are four primary ways to get involved in advochayld publicawarenessconduct
housingneeds assessments, advocatdédaisingpolicy, andparticipate in strategic planningll
four are vital and are directly connected to the resources and rules covered in this Primer.

For more information on what you can do to get involved in housingcady seeChapters:
Affecting HousingPolicy.

61 North Carolina Housing Coalition



Chapter 1: What is Affordable Housing?

IMPORTANT AGENCIES

Thereare manyagencies andrganizations throughout the state that develop, manage, advocate
for, and assigbeoplein finding affordable housindputthe following agencies are considdrthe
primary funders of affordable housing:

e NC Housing Finance Agency
e US Department of Housing and Urban Developmamd
e US Department of Agriculture

Ead agency is discussed beloi@Bee Appendix A forethiledagency contact information

North Carolina Housing Finance Agency

The North Carolina Housing Finance Agency (NCHFA) is asatiporting public agency

N C H F Anission is to create affordable housing opportunities for North Carolinians whose
needs are not met by the housing market. eSitsccreation in 1973 by the General Assembly,

NCHFA has providing financing for ové©1,000 affordable homes and apartments valued at
nearly$11 billion.

NCHFA provides financing through the sale of-exempt bonds and management of federal and
statetax creditprograms t he f eder al HHOWdiRg TRust Bugpd, andgtherN C 6 s
programs Using these resources andesnings, NCHFA:

e provides loans to enable homeowners at risk of foreclosure to remain in their, homes
o offers lowcost mortgageanddown paymenassistance for firdime homebuyers;

o finances the construction and rehabilitation of affordable homes and apartments developed
by local governments, neprofit organizations, and private owners;

o finances the development sdfipportivehousng for peoplewith special needs;
o finances the rehabilitation of substandard owoesupied homes;

o helps norprofits, local governments, and lead regional organizations develop emergency,
transitional and permanent housing for persons who are homael@&s have disabilities;
and

&© Learn About NCHFA

To learn more about NCHFA visit
www.nchfa.com or call 919-877-5700.

e administers HUDproject basedental
assistance cor#cts for 24,000 privately
ownedapartments statewide

North Carolina Housing Coalition7
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Chapter 1: What is Afiaable Housing?

US Department of Housing and Urban Development

The US Department of Housing and Urban Development (HUD) aderisisajorfederal

housing programs and d&eps national housing polict the state and local level, Public
Housing Agencies administer the majority of HUD programs such as Public Housing and the
Housing Choice Voucher Progrgi®ection 8)A Public Housng Agency (PHA) is an
organization thatontractdirectly withHUD to administer thélousing Choice Voucher

Program

@ Find Contact Information for Your PHA

To find contact information for your local PHA visit www.hud.gov/offices/pih/pha/contacts/states/
nc.cfm or www.nchousing.org, and click on Research & Publications/Affordable Housing Primer.

US Department of Agriculture

TheUS Department of Agriculture (USDANnanage®ural Developmerit housing programs
specificallyfor rurd Americans.The goal of Rural Development is to increaseabailability of
guality housing n rural areas of the countfigural Development promotes and finanhessing
activities including:

« homeownership

« housing rehabilitation

« rental assistand® tenantf multi-family housing
« housingfor farm laborers

« multi-family housing and

o community facilities

@ Find Contact Information for Your Local Rural Development Office

To find contact information for your local Rural Development office visit www.rurdev.usda.gov/nc/do-
list.htm or www.nchousing.org, and click on Research & Publications/Affordable Housing Primer.
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CHAPTER 2

RENTAL HOUSING

INTRODUCTION

Several factors should be considered when deciding whaofiyjpousing is right for youDf
primary importance igourincome versus the cost of housirgjven your incomgwhat housing
can you affordThe USDepartmenbdbf Housing and Urban Development (HUD) and most
lenders recommend spending no more than 308tasfs (pretax) household income on housing
costs, which inlude mortgage or rent ather costs such as utilitigsor individuals dependent
on Supplemental Security Incom8%)), finding affordable housing very challenging

This chapter provides information to help you understand your rental housingsogtidthe
expenses associated with rentihgformation is also provided on how to find rental housing, and
the basic requiremenddl individuals must meet when applying for rental housing.

Your Housing Budget

Before you begin your housing seargbu should have a good idea of how much eyoyou can

afford for housinglt is important to think about reand utilities when figuring out yor housing
budget.Tenants are almost always responsible for paying the electric, gas, water, and phone bills.
These expenses make monthly housingscost
much higher than rent alonesA result of utitly
costs, it is possible farlder rental ung with

lower rens to cost more thamewer rental ung £ g :
with higher rens. For example, an older, poorly S H6|pr| Tlp!
insulated mbile home renting for $300 per
month with average monthly heating and cooling
bills costing $200 will end up costing more than
newer wellinsulated apartment renting for $400
month with average monthly heating and coolingy
bills costing $75 per month.

Multiply your monibigtax income
by 0.30 determine what 30%
of your income equals.

A good rule of thumb when figuring out your housing budget is to spend no more than 30%
of your gross (pretax) income on housing costs (rent plus utilities)Jnfortunately, there is not
enough affordable housing for lemcome individuals and householdonsequently, many
people spend far more than 30% of their incambéousing.
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Chapter 2: Rental Housing

BASIC TERMS

When renting an apartment you must also be preparpdy initial move in cost3.hese costs
vary dependingnthe type ofrental housingou are looking forandthe policies oproperty
managementompanies and landlord$See Appendix D for a sample monthly bugget

Accessible Housinghousing units that are
designed and constructed to be useful to
persons with physical impairments.

Household: a loosely defind term that can
vary depending on project management, an(
refers to family members and others who
live under the same roof.

Housing Choice Voucher Program

(Section 8):a federally funded housing
assistance program administered by local
Public Housing Agecies (PHAS) or other
administering agencies in which very low
income households receive vouchers to helf
cover housing expenses.

Market Rate Rental Housing: privately
owned housing that rents at whatever the
owner or landlord deems reasonable, which
is usually dictated by the market or local
economy, and varies by location.

Move In Costs:additional costshat must be
paid before moving into housing, and can
include such fees as security and utility
deposits.

Public Housing: housingdevelopments
ownedand managed by local Public Housing
Agencies (PHAS).

Public Housing Agencies (PHAS):
organizations that contract with the US Dept
of Housing and Urban Development to
administer the Housing Choice Voucher
Program (Section 8) at the state or local

level. Some of these agencies are also
Public Housing Authorities.

Public Housing Authorities: organizations
created by state lato provide subsidized
housingand own and operate public housing
units. Within broad federal rulé3HAs have
flexibility to operate their programs to best
meet local needs. Examples of this flexibility
include whether the PHA will establish
prefaences for certain populatigrisow they
set their payment standards, €tolicies and
procedures must be documented in the PHA
Administrative Plan(See Chapter 5 for

more information on PHA Administrative
Plans.)

Rental Application: a form or forms that
landlords require prospective tenants to
complete to provide information about the
tenant 6s i ncome,
history, anccriminal background.

Shared Housing:a living situation inwhich
housing costs are sharbétween
roommate(s).

Subsidized Housing housing in which
some sort of financial incentive is provided
in the form of a direct payment or tax relief
to the housingleveloper, property owner, or
individual renter.

Subsidy: a financial incentive provided in
the form of a direct payment or tax relief to
the housing developer, prexty owner, or
individual rerter.
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Chapter 2:Rental Housing

RENTAL HOUSING OPTIONS

Market Rate Rental Housing

Most types of rental housing listed in repapersincluding apartments, mobile homes or
manufactured housing, piexes, and single family homese consideretharket rate rental

housing Market rate housing is privately owned housing with rents deterronedhat the

owner or landlord deems reasonable. What is considered reasonable is dictated by the market or
local economy and varies by locatiollarket rate units are often not affordable toJmwome
households, particularly individuals living at tBepplemental Security Incom&§)) level. To

find housing that is affordable, many lamcome households must seek subsidized rental housing.

Subsidized Housing

A subsidy, loosely defined, is a financial incentive provided in the form of a direct payonéant
relief to the housing developer, property owner, or individual renter. There are three main types of
housing subsidies:

e development subsidies;
o development subsidies with rent/operating assistance; and
e individual rent subsidies.

A development sibsidy occurs when the construction, acquisition, or rehabilitation of the
building is subsidized. As a result, rents are lower than market rate. Without additional rental
assistance, however, many of these units are still not affordable for individuaksxiviemely

low incomes. Examples giroperties that havedevelopmensubsidiesnclude:

e Low-Income Housing Tax Credit (Housing Creditpperties
e US Department of Agriculture (USDA) Rural Development properties; and
e some older privately owned HUD despments.

A development subsidy with rent/operating assistanceccurs when the construction
acquisition or rehabilitatioof a building is subsidized and some amount of rent or operating
assistance is available to assure the housing is affordable-tadomehouseholdsExamples of
properties that have development subsidies and rental/operating assistance include:

e Public Housing
¢ McKinney Permanent Supportive Housjraond
e Section 811 and 202 Program Developments
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Chapter 2: Rental Housing

The final type of subsidy is andivid ual rent subsidyused bypeopleto renthousingin the
private rental market. With this type of subsidy, individual renteceiveportable monthly
vouchesto help pay housing costgouchers stay with individualgndarenot tied to any
particular houmg development. Examples of individuahtsubsidy programmclude:

e Housing Choice Voucher Program (Section 8)
e McKinney Tenant Based Shelter PIGare Program.

More detailed information about these and other subsidized housing developments cand be foun
at the end of this chapter.

ACCESSING AFFORDABLE HOUSING

Locating Housing

Market rate housing can be found through realtors, newspapehadisternet and word of
mouth.Shared housing can often be located through word of mouth, and answeriog ads
roommates or rented roon®ubsidized housindioweverjs more difficult to find The Internet is

a great resourder locatingsubsidized housingSee the following page for Web sites to help you
find subsidized rental housing in North Carolipa.

Locat i ng accessible housing T units designed and
physical i mpai r me nt The stockofeaccesbhilde haubiray is lingtedgthongy .
expandingMany of the Internet resourcésted on the following pageclude infomation about

accessible unit$2ersons with disabilities also have the right to request reasonable modifications

when applying for rental housing to improve unit or building accessibility to meet individual

needs(For more information abouReasomble Modifications see Chapter 3.)

Shared Housing

Shared housing can be an economical way to establish yourself so that you can save the money
necessary to get your own place. Rents posted in adedarmats or room rentals usually

include the costsf utilities. Individuals answering ads for shared housing often do not have to

pay security deposits as welbining together with others can also help spreadtst of market

rate housingThe difference in price between a dmedroom and a twbedoom apartment is

often smallPooling two incomes can make a tlvedroom apartment affordabMost subsidized
housing iIis not available to unrelated roommat e
what constitutes a househotdloosely definederm that refers to family members and others who

live under the same roofary according to project management.
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Chapter 2:Rental Housing

SUBSIDIZED HOUSING R ESOURCES ON THE INTE ~ RNET

NC HOUSING SEARCH: A new service, www.nchousingsearch.org, is now
available statewide. This service encourages landlords with available units to list them
on the site, allowing you to search for available apartments by location. Details about
accessibility are provided for some units.

NC HOUSING COALITION  : County-specific Housing Resource Guides are posted at
www.nchousing.org where you can click on Individual Housing Assistance from the
menu on the left. Select Housing by Location and choose your county.

NC HOUSING FINANCE A  GENCY: Go to www.nchfa.com. Under Forms and
Resources near the top right of the screen, choose Affordable Apartment Locator from
the dropdown menu. The Affordable Apartment Locator provides information about
Low-Income Housing Tax Credit developments by county. You can also narrow your
search with criteria such as family or senior properties, availability of rental assistance,
and/or curbless showers. Click Search for a list of properties.

NC DIVISION OF AGING ~ AND ADULT SERVICES ( DAAS): The DAAS Elder Housing
Locator (www.ncdhhs.gov/aging) lists many of the same resources described above,
and also includes older Low-Income Housing Tax Credit properties developed prior to
2000. These are predominately resources for persons over 55, yet many will also be
available to persons with disabilities of any age. Click Housing, and then click Elder
Housing Locator Service.

US DEPARTMEN T OF HOUSING AND URB AN DEVELOPMENT : Goto
www.hud.gov. From the main page click Renting on the left, which will bring you to
the Renting page. You can search for the following types of HUD subsidized housing:

o Privately owned subsidized housing. Click search for an apartment, then
choose NC from the list of states. Select an area by city, county, or zip code to
list privately owned affordable properties.

e Public Housing and Housing Choice Voucher Program (Section 8 tenant based
rental assistance). Click public housing agency. Select North Carolina from the
list or map to see all PHAs and agencies that administer Section 8. Find your
city or town.

Not included are continuum of care permanent housing, bond financed housing,
Housing for Persons with AIDS (HOPWA), or Community Development Block Grant
(CDBG) funded housing.

RURAL DEVELOPMENT:  The US Department of Agriculture Rural Development
Program funds multifamily and elderly properties in rural communities, which are also
open to persons with disabilities. Go to www.rurdev.usda.gov. On the left side of the
screen click List of Apartment Complexes. Search by town, zip code, property name,
or management company. The resulting list of USDA developments links to property-
specific information.

North Carolina Housing Coalitioh13


http://www.nchousingsearch.org/
http://www.nchousing.org/
http://www.nchfa.com/
http://www.ncdhhs.gov/aging
http://www.hud.gov/
http://www.rurdev.usda.gov/

Chapter 2: Rental Housing

The Application Process

Locating affordable housing is only the firg¢g in finding a place to livéndividuals frequently
face additimal barriers related to the applicatiomgessFair Housing lawgrohibit
discriminationin housingbased omace, color, gender, religion, national origin, disability, or
familial status (whther or not you have children), but it
is perfectly legal fora housing provider, even a public
housing provider, to turn down rental applicante Common Components
have bad rental history, pooredit, or a criminal history. of Rental Applications
Because there is so little decent, affordable housing,
housing provides can bevery selective.

« Income requirement and
verification

Landlordsand property management companies have » Credit history check

different application processes, but there are common
application componenggu should be prepared to address. « Criminal background
They include income requirements, backgrouhnecks, check

and the ability to painitial costs associated viitmoving
in. If you fail to meetany of these requirements, your
rental application may be turned dowWBeeAppendixE for a sample rental applicatiop.

Rental history check

Private landlords and property management companies oftenrttavee requirementpolicies

that reaire applicants to have sufficient inoe to be accepted as a ten@®ften,ar e nt er 6 s
monthly income must be 22.to 3 times the monthly rerfor instance, if you find a market rate
apartment that rents for $600 a month, the landieagirequire that gur monthly income be
between $500 and $B00.

Subsidized housing also has income reguents. These requirements typically are desigmed
assure that your income is radtovethe income limits for the particular subsidy program.
Detailed informatiorabout subsidized housing income requirements is provided later in this
chapter within descriptions of different subsidized housing programs.

Landlords and property managers typically require the followagkground checks rental
history, credithistory, and criminal historyWhile landlords and property managers genetakg
responsibility for obtainindpackgroundacheck informationthey usually pass on the cost of getting
the information to applicants in the form of application fees.
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Chapter 2:Rental Housing

Move In Costs

Rentalapplicants must be prepared to pay alfrgmt costsbefore moving inSecurity deposits
can cost as much as two months of rent, but are refundable at the time efuhbased on the
condition of the rental unit, and any unpaid rent due téath@lord. At present, NC law does not

Move In Costs

« Application fees
o Petfees

o Other fees

« Security deposit

mont hos

& deposits

(usually equal to 1

r

«» Utility hook-up fees

e« First mont

e

regulate a variety of fees, either-fipnt or monthly, that
landlords charge in additido rent and security deposiiet fees
are an examnp of a common additional fel.you have a service
animal, you can requeatreasonable accommodation to waive
the pet fee(See ChapteB for more information ofReasonable
Accommodations.)

Market rate housing typically has thest expensive move in
costs.Subsidized and shared housing move in ccatbe
significantly lesexpensive.

For market rate housing you will need to pay an application fee
(upto$30)Besi des paying the fourst mont
will also need to pay a security deposipically onemonth's

rend), and depositto establish utility servicdDepending on the size of the unit and its cost, your
history with the utility company, or your ability to get someone tsigo for your utilities, you
may need $800 to $2,000 in hand, to rent a market rate apartment.

For subsidized housingtheremaynot be an application fe¥ou must pay the first month of rent
and the security deposit, but in housing wéht assistancehere your renis basedon 30% of
your income, the amount you pay shouldel@alto the proportion of rent you pay rather than

total rent for the unit.

Unless utilities aréurnished by the property ownand included in your rent, you will need to
establish these services in your name. Utility depositscadtthe same athey do for individuals

rentingmarket rate housing.

Shared housingmove in costs depend on the housing arrangement. If you answer an ad for a
roommate or rental of a room in an apartment or house, there typically are no application fees, and
you may not be required to pay a security deposit or utility hugoiees. If you and a roommate

are renting an apartment, alltial move in costs are shared. Move in cogilsbe half of what

you would have paitiad you moved into housing alone.
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Filling Out Rental Applications

It is important to be honest about yself when applying for housingdost housing providers
will run acredit and/or criminal check when you appfyyou have not been completely honest
on your application, they will not only reject you, but you r@seyour right for an appeal.

A bad cedit rgport can be "fixed" over timé&/ou can set up a payment plan with your creditors
and eliminate the debt, begin to establish credit in yaorey and be prompt in paymeYiou
should begin to do this before you apply for housing.

A poor rental higory is harder to fixIf you have had housing from your Pubiousing

Authority in the pasand left owing money, you willkely have to settle that debt before theyl wi
consider housing you agaia previous landlord has evicted yand you went ta@ourt, there is
likely a public record of the eviction thabackground check will turn uplost places will ask

for rental references. It is best to check with an old landlord beforisydliem as a referench.
you do not have a good rental refareror haveneverrented in your own naméell the property
manager up front.

Most housing providerequirecriminal background checkfiave a "nefelony rule,” and are very
reluctant tarent to individuals with criminal recordslowever, policievary widely among

individual property managers as to the types of charges prohibited or allowed and how recent the
charges can be.

Many of the barriers listed above may be an opportunity to request a reasonable accommaodation,
if you have a disability andsues with credit history, rental history or criminal history are
connected to your disability

Q Helpful Tip!

If your ability to fill cut a
application is restricted due to a disability
request a reasonableoanmodation
to make the application accessible to you
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REASONABLE ACCOMMODA  TIONS

Fair Housing lawprohibit discrimination irhousing because of someone's race, color, gender,
religion, nationabrigin, disability or familial status-or persons with disabilities the lago one

very important step furthemaking it illegal for housing providers NOT to make "reasonable
accommodations” in rules, policiesand procedures if doing so wouldpermit a person with

a disability to access, maintain or enjoy the housing that is availabldé.you can demonstrate a
connection between your disability and your inability to meet an application requirement, you can
ask that the application policy be changeddooanmodatsour situation(See ChapteB for

more information ofiReasonablédccommodations.)

BEING A GOOD TENANT AND AVOIDING EVICTION

It is important to pay your rent on time, maintain your unit, and follow the rules outlined in your

lease in ordeto avoideviction.If you have, or foresee, difficulty in paying your rent, it is best to

contact your landlord in advance and attempt to work out a payment agre€emamits living in

subsidized housing share the same protections as any tenant undand@d.Tenant Laws, but

may also have additional protections under the rules that cover the particular punbgrdyn that

is assisting thenBrief descriptions of NC Tenatiandlord Laws, eviction and termination

standards for Housing Choice Voucherdi® 8) tenants, and Public Housing Agency standards

for evictions are provided in Appendices F, G and

H. It is important to note that these materials are @ Sind & Looel Legel A1 Offes

nota substitute for legal advicH.you are facing

eviction, or loss of your subsidy, it is imporant See Appendix B for a listing of Legal
. Services in North Carolina or visit

that you know your legal rights. Contact your www legalaidnc.org.

local Legal Aid office for assistance.

DESCRIPTIONS OF SUBS IDIZED HOUSING PROGR  AMS

PUBLIC HOUSING

Public Housing developments dreded by the US Department of Hing and Urban

Development (HUD)butowned and managed by locall®tic Housing Agencies (PHASAcross

the countrythere are well ovesnemillion public housing units in developments ranging from

bl ocks of several two and t hr eetobighasesffrorapar t ment
t he 196 0 06 dothe mare récént, Sntalker scadeattered site developments of today.

Public Housingenantsgligible low-income householdscluding the elderly, person with

disabilitiesand families typically pay 30% of their income towahdusing costs.
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Chapter 2: Rental Housing

Public Housing is limited to lovincomehouseholds and
Public Housing Eligibility individuals.If you are eligible, the PHA will check your

is based on: references to make sure you and your household will be
good tenant€ach PHA has their own screening
criteria and can deny @amission to any applicant
whose habits and practices they believe may have a
negative effect on other tenants or the project's

1. Annual gross household
income

2. Qualification as elderly, a
person with a disability,

or as an otherwise environment. If you believe that you have been denied
qualified household admissiorfor reasos related to your disability, you

3. U.S. citizenship or eligible should ask for a reagable accommodatio(See
immigration status. Chapter 3 for more information on Reasonable

Accommodations.)

Your rent, referred to as tAetal Tenant Payment (TTP),is based on your household's
anticipated gross annual income less deductions, if any. Current HUD regubdtaw PHAS to
exclude the following allowances from annual income: $480 for each depetdiedtfor any

elderly household or a person with a disabilggd some medical deductions for households
headed bylderly persons or personsth a disability.It is important to note that household is

a loosely defined term that can vary depending on project management, and refers to family
members and others who live under the same rooAnnualhousehold income is the anticipated
total income from all sourcesaeived from the household head and spouse, and each additional
member of the household 18 years of age or older.

In general, you may stay public housing as long as you comply with the lease and program
rules These rules entaginnual recertificationof your incomeas well asnspection ofyour unit

If at re-certification, your houd®ld incomehas increasetb the point where it is sufficient to
obtan housing on the private mark#éte PHA will determine whether your househskibuld stay

in publichousing.You will not be required to move unless there is affordable housing available
for you on the private market.

@ Where to Apply for Public Housing

If you are interested in applying for public housing, visit www.hud.gov/offices/pih/pha/contacts/
states/nc.cfm to find contact information for your local PHA or visit www.nchousing.org, and click
on Research & Publications/Affordable Housing Primer.
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HOUSING CHOICE VOUCH ER PROGRAM (SECTION 8)

The Housing Choice Voucher Program (Section 8) allows very lemcome householdsad
choose and lease safe, deceand affordable privately owned rental housing.The program is
funded by the federal gevnment an@dministered by local Public Housing Agencies (PHAS) or
other administering agencies, but is used in housing owned and manggeateyindividuals or
companiesWith this form ofrentassistancepersons with disabilities can choose housing that
meets their inidual needs and preferenc&elow is a brief description of the Housing Choice

Voucher Program (Section 8).
Q© Housing Choice Voucher Information

Visit the Technical Assistance Collaborative Web site at
http://www.tacinc.org/Docs/HH/Sect8 2ndEd.pdf and read
fiSecti on 8 Mardisgtw8w.mipolusng.org and click
on Research & Publications/Affordable Housing Primer.

Very low-income households
households with incomes
below 50% of area median
income and a few specific
categories of households with
incomesup to 80% of area
median incomgare eligible to apply for Housing Choice Vouchers. According to current federal
law, since 1998 at least 75% of Housing Choice Vouchers must go to households with incomes
below 30% of area median income.

Households apply to the local PHA or agency that administers this pragoausehold$ound
eligible areplaced on the wait listWhen areligible household comes to the top of the Housing
ChoiceVoucher wait list, the agency issues them a Housing Choice Voucher.

Since the demand for housing assistance often exceeds the limited resources available through

HUD and local PHAs, long whing periods are common (e.g-3 years), and in many areasait
lists are closed. If the wait list in your area is open, and you are qualified for this assistance, you

should applyAnticipating that it might be
Q Helpful Tip!

years before your name comes up on the
Request a reasonable accomimod

is most likely to still be living in the future.

list, you must be sure to provide the
administering agesy with an address
where youa household membgor friend
to have all PHA correspondence se
third party to ensure that correspon
is acted upon in a timely manne

T

If you have moved since your application,
and do not respond to notices from the
PHA, you will be droppedrbm the

wait list.
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Based upon the size of the @ Where to Apply for Housing Choice Vouchers

household, the voucher holder
will be aiven apavment Visit www.hud.gov/offices/pih/pha/contacts/index.cfm to

g9 apay find your local Housing Choice Voucher Program (Section 8)
standard, the maximum administering agent or visit www.nchousing.org, and click on
amount they can geor both Research & Publications/Affordable Housing Primer.
rent and utilitiesHUD allows
PHAs to set this amount
betweerf0-110% of Fair MarkeRent.The payment standardis based upon a percentage of

what HUD considerasFair Market Rent (FMR) in that particular locality.

Fair Market Rents are determined annually by HUD, based on the local rental market and what
it costs in that area to reand furnish utilities for a modest unit. For example2009the Fair

Market Rent (FMR) on a twbedroom apartment in Charlotte wagb$while the Fair Market

Rent on a twébedroom apartment in the Hickebgnoir-Morganton area wass4. A locality

with very little affordable housing may have a payment standard of 110% of FMR to allow
voucher holders a wider choice of units, while a locality with dbtvailable affordable rentals

may set their payment standard at 90% of FMR.

If a person with a didality is

Housing Choice Voucher Program unable to find an appropriate
Live -In Aide Rules dwelling at that price, they can
PHAS must: ask for a reasonable
« allow live-in aides as a reasonable aF:commodatln togouptoa
accommodation if needed:; higher amountA PHA can
« exclude live-in aide income when calculating approve up to 110% of Fair
the householndbés i ncomq MarketRenton their own, and
« provide a larger bedroom size unit to can ask HUD for appwal to go
accommodate a live-in aide. higher if necessaryFor more
PHAs may: information onReasonable
« screen live-in aides as they screen other Accommodationsee Chapter 3.
household members;
« reject a particular individual as a live-in aide Section 8 rules also allow for a
based on criminal acts and drug-related larger unit for smeone who
activity; and needs aliven aide. Theai de 6 s

« establish reasonable policies regarding live-in income does not coutdwards
aides such as what documentation is needed

to approve a relative as a live-in aide. total household income.

(A L i-Iv Aedes and the Housing Choice Voucher Program Fact
S h e entww.dacinc.org.)
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After obtainingavoucher, the houseld or individual must find a unit that meets their needs. If
the household finds a unit that has costs (rent plus utilities) within the payment standard, where
the landlord is willing to work with the Housing Choice Voucher Program, and the apartment
meds the housing quality standards, the PHA executes a Housing Assistance Payment (HAP)
cortract with the property ownerhis contract authorizes the PHA to make subsidy payments on
behalf of the assisted householfia person with a disability has diffilty finding a unit that

meets their needs in the time period allotted, they cafoask extensioms a reasonable
accommodation(For more informatio on RrasonableéAccommodationsee Chapter 3.

Landlord participation in the Housing Choice VouchergPam is voluntaryln general,
landlords are NOT required to accept tenants who have Housing Choice Vouchedn
exception is Lowincome Housing Tax Credit properties. Tax Credit property managers
required to accept otherwise qualified tenamth Housing Choice Vouchers.

Thesubsidy paymentis the difference between tkhest of the unit, rent plus a utility allowance,
and what the household can pay, usually 30%heif adjusted monthly incomelousehold
income is the anticipated total income frorhsalurces receiveby the household head and
spouse, and each additional member of the family 18 years of age oGaldent HUD
regulationgequirethe local administering agency neake adjustments to ti®useholdncome
by excludng certain amountsefore calculating the tenant she$é80 for each dependent; $400
for any elderly household or a person with a disability; and some medical deductions for
households headed by an elderly person or a person with a disability.

In order to increase housieoice, the newlousing Choice Voucher Program (Section 8)

allows tenants to pay up to 40% of their income toward fér@minimum tenant contribution

for rent and wutilities is stildl 30% of the hous
maximum total tenant payment households may chose to pay as much as 40% of their income

toward rent and utilities. Maximum total tenant payments must be calculated and approved by the

PHA or administering agency and included in the HAP contract. Any addipagatents from

the tenant to the landlord are not allowed.

Housing Choic&/ouchers ar@ortable. If the household is in good standing with the program

and chooses to move at the end of their lease term, the voucher moves wiffhtaétousing

Choice Vouber Program is also designed to allow households to maééo PHAjurisdictiors

as long as the PHAovering the area where a household would like to nwfieancially able to

provide the assistancBHAs may establish a policy that requires a newgisted household to

l'ive within the PHAOG6s jurisdiction for a specif
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Persons with disabilities who need to move
related issue may request that this-gear waiting period be waived as a reasonable
accommodation(SeeChapter 3 for more information dReasonablédccommodations.)

PRIVATELY OWNED SUBS IDIZED RENTAL HOUSIN G

In privately owned subsidized rental housiagme financial assistance or subsidy hanbe
provided for building construction, and in some cases there also may be rental/operating
assistancéor some or all of the unitddany of these properties have been developed using
funding from the US Department of Hougiand Urban Development (HUDJhe following
information describes the foumajor typesof HUD subsidizedprivately owned rental housing.

HUD Subsidized Privately Owned Rental Housing

B Project Based Rental Assistance - Housing Choice Voucher Programs

Project based rental assistanc@PBRA) is a program where rental assistance is tied to a
particular buildingor particular units within a larger developmghft is owned and operated
by private for profit or notprofit entities. The owner has a contract with the |éuablic
HousingAgency (PHA) fora certain numbeof units. Qualified applicants on theHA wait

list are referred to the property andtbe property maintains their own wait liQualified
tenants are screened by the management ageotding to their particular s@eing criteria

The tenant rental share is calculated usutgs similar tahe Housing Choice Voucher
Program (Section 8Y.enantgay 30% of their adjusted income for rent plus utilities, and the
PBRA covers the difference between
the tenant portionf rent and a set
monthly rental amounPBRAIs not Housing Choice Voucher Portability
portable should the tenant decide to
move A very important feature dhe
new PBRA Housing Choice Voucher
Programallows a tenat who has lived
in a PBRA unitfor at leasbneyear and
has met their olations under the
lease to request portable tenant based
subsidyso they can movelsewhere.

Households can take vouchers with them
when they move, if they:

» Meet initial tenure policy
requirements

» Notify the PHA of the move ahead
of time

» Legally terminate their existing lease

» Find approved housing based on the
Housing Choice Voucher Program
guidelines in the new location.
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Bl Section 811 Program: Supportive Housing for Persons with Disabilities

The Section 811 Prograallows persons with disabilities to live independently in the
community by increasing the supply of affordable rental housing linked to the availability of
supportive services. The program also provides project based rental/operating assistance,
which covers the difference between the Hajibroved operating costs detunit and the

t e n arentcantsibution (30% of their income).

In order to live in Section 811 housing, a household (which may consist of a single qualified
person) must be very leimcome (less than 50% of area median income), and at least one
membe must be 18 years old or older and have a disali#ggtion 811 is one of the few
Federal housing programs where it is permissible for the owner to target the housing

units to a particular disability group; however, if there is a vacancy, any otherwise

qualified person with a disability can live there.

B Section 202 Program . Supportive Housing for the Elderly

The Section 202 Prograhelps expand the supply of independent affordable housing with
access to supportive services for the elderly. The arogs similar to the Section 811

Program. Occupancy in Section 202 housing is open to any veiintmme household
comprised of at least one person who is at least 62 years old at the time of initial occupancy.
Policies on the age of other family membeasy according to the management plan of the
particular 202 propgy.

Project based rental assistance (PBRA) is provided to cover the difference between the HUD
approved operating cost for the units and the ténast contribution

07@ Find HUD Subsidized Units in Your

Visit www.hud.gov/apps/section8/step2.cfim?state=NC%2CNorth+Carolina to find privately
owned HUD subsidized units in your area or visit www.nchousing.org, and click on Research &
Publications/Affordable Housing Primer.
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B McKinney Homel  ess Assistance Programs

The US Department of Housing and Urban Development (HUD) has a number of subsidized
housing programs for hastess individuals and familieshe McKinney Supportive Housing
Program, the McKinney Shelter Plus Care Program, and tiggeSRoom Occupancy (SRO)
Moderate Rehabilitation Program are discussed below.

TheMcKinney Supportive Housing Programis designed to promote the development
of supportive housing and services to assist homeless persons in their transiabn
homekssnesand to enable them to livas independently as possibldie Supportive
Housing FPogram supportgansitional housing where length of staig limited to two years
or lessandpermanent supportive housing for homeless persons with disabilitiegherethe
tenant mayive as long as thegneet the terms and conditions of the lease fulfill program
requirements related to the subsidy (income verifications, inspections, etc.).

TheMcKinney Shelter Plus Care(S+C) Programis designed to provide housiagd access

to a range of communiigased supportive services on a kiagn basis fohomeless persons

with disabilities through the povision of rental assistancéhe program allows faa variety

of housing choicefkental assistance is available in them of tenanbased rent assistance,
sponsoibased rent assistan@ndproject based rent assistantenantdypically pay 30% of

their income towards housing cashelter Plus Canental assistance covers the difference

bet ween t he Aalprant andnutiliiesainsd mdret t enant s rent sh

e S+C tenant based rent assistanas very similar to the Housing Choice Voucher
Program (Section 8), as tenants use S+C assistance to rent units from private
landlords.

e S+C sponso based rent assistances controlled by a nofprofit organization,
referred to as the Asponsor. o0 The sponsor
to eligible tenants.

e S+C project based rent assistancs tied to particular units or buildings. The tenant
living in the wit has the benefit of the assistance only as long as they live in the
particular assisted unit.

The Single Room Occupancy (SRO) Moderate Rehabilitation Prograrmprovidesrental
assistance for homeless persons in connection with the moderatditaglmbof SRO

housing unitsSRO housing contains units for occupancy by one person. Individual SRO units
may catain food preparation aredsthrooms, or both.
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Under the SRO Program, HUD enters into an agreement with Public Housing Agencies
(PHASs) in conneabn with the rehabilitation of residential properties. When rehabilitation of
the SRO is completed, PHAmakes Section 8 rental assistance payments to participating
owners (i.e., landlords) on behalf of homeless individuals who rent the rehabilitated
dwellings. The rental assistance payments cover the difference between a portion of the
tenant's income (normally 30%) and the unit's rent.

Housing funded by HUD McKinney Homeless Assistaisgarimarily owned and operated by
communitybased nosprofits working through the local Continuum of Careo©. (See
Chapter 5 for more information about the Continuum of Care process.)

McKinney Homeless Assistance Programs Information

Your local CoC can tell you more about Homeless Assistance programs. To find contact
information for your CoC, visit www.dhhs.state.nc.us/homeless/pdfs/COC contactlist.pdf or
www.nchousing.org, and click on Research & Publications/Affordable Housing Primer.

Other Subsidized Privately Owned Rental Housing

B USDA Rural Development Program

The US Department of Agriculture (USDA) Rui2évelopment Programievelops affordable
housing inrural areasand has financed over 620 different apartment communities in North
Carolina, consisting of over 24,000 apartment uMany of these developments also have
project based rent assistaroesrsure that lowincome residents arable to afford rent
payments. Qalified applicard payno more than 30% of theirousehold income fdRural
Developmentnitswith access to the USDA Rental Assistance Program.

© Find Rural Development Properties

To find Rural Development properties in your area, go to www.rurdev.usda.gov. On the left side

of the screen click List of Apartment Complexes. Search by town, zip code or property name.
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B Low -Income Housing Tax Credit Program

Thelargest affordable housing development program in the country is not a HUD program,
but a program implemented by state housing finance agencies according to Internal Revenue
Service (IRS) regulation&nacted as part of the 1986 Tax Reform Act, the lloevome

Housing Tax Credit (Housing Credit) Program is a vehicle by which the federal government
funds the construction of new rental housing and the acquisition and rehabilitation of existing
rental housing for lowncome households.

State housing financagencies award housing credits to developers oiheame housing.

These developers sell the credits to investors who get a-tmldollar reduction on their

federal taxes. Developers then use the money raised through the sale of credits to help fund
development and construction @ffordable apartment units.

Within the limits of IRS regulations, states are allowed to set specific allocation criteria for
awardingtax credits States are required to develQpalified Allocation Plans (QAPs)that

identify and prioritize housing need$See Chaptes for more information about QABRS$n

North Carolina, the NC Housing Finance Agency administers the Housing Credit program and
monitors Housing Credit properties formapliance with IRS regulations.

In orderto qualify for Housing Credits, units must be affordable to and occupied by
households with incomes equal to or less than 60% of area median income. While many
states, including North Carolina, require targeting at lower percentages (even down to 30% in
same counties)most Housing Credit properties are not affordable to persons with extremely
low incomes unless some form of rent/operating assistance is available.

Owners of Housing Credit propertiesmust accept otherwise qualified applicants that
have Housing Choice Vouchers (Section 8 voucherdh addition, some Housing Credit
properties also have some form of project based rental assistance.

@ Find Housing Credit Properties

To locate Housing Credit properties in your area visit www.nchfa.com and use the Apartment
Locator, which also identifies accessible units.
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B Targeting and the Key Program

Since 2004, 10% of the wunits i n beertargetedCar ol i neé
to persons with disabilitieI.he Key Program provides rent/operating assistance for persons

with disabilities living in Housing Credit propertieEhe Key Program is bridge subsidy

program, assisting extremely loamcome tenants with disdities until they receive Housing

Choice \Wbuchers.

The goal of targeting and the Key Program is to provide housing opportunities for persons
with disabilities who face housing barriers beyond financial ones. Eligible targeting and Key
Program candidatdiely need ongoing access to supportive servicedtainand maintain
housing in the community. For this reason, access to Key Program eligible units is gained
through Approved Referral Agencies and the Dept. of Health and Human Services (DHHS).

Approved Referral Agencigsparticipating human service agencies in local communities
throughout NQ' have signed a Referral Agency Agreement to Participate, have been trained
on program policies and proceduyrasd have committed to provide ongoing access to
supportive services to persons they refer to the program during the application process and
tenancy. All referrals are sent to DHHS for review and tracking before being sent to property
management.

Targeti ng and the Key Program

For more information about Targeting and the Key Program call the NC Department of Health and
Human Services at 919-733-4534 or call the NC Housing Finance Agency at 919-877-5700.
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CHAPTER 3

FAIR HOUSING BASICS

INTRODUCTION

Fair Housing lavs make it illegal to discriminate in housing because of a person's race, color,
gender, religion, national origin, disability, familial statusFor persons with disabilities, these
laws go one step further and include provisions allowing for reasoaatx@modations and
modifications so that persons with disabilities can live in and enjoy housing and common areas.
Listed below are the three major federal Fair Housing laws and the one state Fair Housing law
that apply to persons with disabilities

e TheFair Housing Act, enacted in 1968 and amended in 1988, prohibits housing
discrimination based on race, color, gender, religion, national origin, familial status, or
disability and requires landlords to make reasonable accommodations and reasonable
modificationsfor tenants with disabilities.

e Thel1l990Americans with Disabilities Act (ADA) prohibits discrimination on the basis of
disability in governmentunded progams including housing prograraad mandates that
rental offices and other esite businessassed by the public be accessible to persons
with disabilities.

e TheRehabilitation Act of 1973(Section 504)prohibits dscriminationin federallyfunded
housing programs.

e TheNC State Fair Housing Actis substantially equivalent to thfederal Fair Housg Act.

Persons with disabilities face many obstacles to securing housing ranging from architectural
barriers to eonomicsandpersonal historyFair Housing laws recognize these barriers and include
important mandates that expand housing choice anortymity for people with disabilities.

Depending on when a unit of rental housing was built, and whether certain federal funds were
used for construction, some or all of the Fair Housing laws may applye Fair Housing laws

cover all the protected clasmentioned aboyandalthoughother laws and local ordinances

may also apply, this chapter is intended as a brief overview of Fair Housing protections for renters
with disabilities.

Most information in this chapter is from Fair Housing for Tenants with Disabilities: Understanding
Reasonable Accommodations and Reasonable Modifications (2008 Updated Edition) i an
excellent resource available for free at www.nchfa.com/Rental/Mreasonableaccommod.aspx.

You can also request a print version from NCHFA by calling 919-877-5700.
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Defining Persons with Disabilities

Not all laws and governmeifitndedprograms usethesee def i ni t i oWheefarindi sab
Housing laws are concerned, the definition of disability includes:

e persons with a physical or mental impairment that substantially limits one or more major
life activities;

e persons with a recdrof having such an impairmeiat;

e persons regarded as havinglsan impairment, whether ls&e has the impairment or not.

The following persons ampot included in the Fair Housing law definition of disability:

e persons currently engaging in the illegak of a controlled substance;

e persons whose tenancy would constitute a fAd
other individuals; and

e persons whose tenancy would cause substantial physical danageltoe r s & pr oper ty

What is Required Under the Law?

I't is illegal for 1l andl ords taaseofhigoehet a pr ospe
disability. Landlords cannot ask peogpplying for rental housinij they have disabilities, nor

can they ask for general informarti that relates to disahiyi The only exception to this rule is

housing designated for persons with disabilities or with a particular disability. In these situations,

the landlord can verify that the applicant meets the disability qualification for the housing, but

cannot ask angdditional questions about the nature and extent of the disability, whether the

applicant is receiving services or taking medications, etc.

Fair Housing laws also prohibit discrimination in the terms or conditions of rental h@using

the provisiorof services or facilities because of a disability of the refienants with disabilities
should have the same use and enjoyment of building facilities and services as tenants without
disabilities.To ensure that this happergir Housing laws give tenans with disabilities the

right to request reasonable accommodations and reasonable modifications.

Persons with disabilities are responsible for requestingeasonable accommodatios or
reasonable modificatiors if needed Housing providers are under no dutyto offer
reasonableaccommodations or modifications.
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REASONABLE ACCOMMODA  TIONS

Reasonable accommodations are changes to rules, policies, practesices to afford persons

with disabilities equal opportunity to use and enjoy a housinginnitiding public and common

use areaslhe need for a reasonable accommodation may arise at the time a person is applying for
or denied housing, duringrtancy, or to avoi@viction. Tenants are responsible for requesting a
specificreasonable acconodation wienever one is needebhe landlord does not have to waive

the policy or rule entirely, but can accommodate an applicant by modifying it for the situation.

A requested accommodation must be reasonable,
A reasonable accommodation meaning that the request will not causdian n d u e
is a change to rules, policies, burd e moresultinadif undament al alterat
practices, or services to provide of thenature of the housing prograsn undue
people with disabilities equal burden is an unreasonable finaial or
opportunity to use and enjoy a administrative cosiemonstrated by comparing
housing unit including public the administrative and financial costs of regular
and common use areas. operation, the overall fimeial resources available
to the landlord, and the cesvf making the

accommodationA fundamental alteration is
an accommodation that would change the basic operation or nature of services provided by
significantly modifying, eliminating, or adding the services that a landlord provides. It is the
|l andl ordds responsibility to demonstrate that a
burden or fundamental alteration.

Requests for Reasonable Accommodations

Requesting a reasonable accommautais as simple as the tenant or prospective tenant asking

the landlord to make an exception to a rule, policy, practice or service based on a

need related to their disability. 't is not nec
a c c o mmo eveh makimgdhe request. It is also not necessary for the request to be made in

writing; although, it is highly recommended that individuals do(8eethe nextpagefor a

sample requestRequests for reasonable accommodations can be made duringiéhe ren

application process, during tenancy, or to avoid an eviction.

North Carolina Housing Coalitioh31



Chapter 3: Fair Housing Basics

In making a request for a reasonable

accommodation, the tenant is informing the g

landlord that they have a disabilifjhe >~ - Helpful TlpI
landlord is within their rights to ask that the

tenant verify they have a disability and that Make requests for reasonable
the requested accommodation is necessary. accommodations and reasonab
Further inquiry into the nature of the didéi modifications in writing.
beyond requesting assurartbat issues from

the tenantdés past hav_ _ _~—_  W———,k

addressedf applicable)is unallowable.

Sample Request for a Reasonable Accommodation

Date

Building Manager 6s Name
Address

Dear (name of property manager/landlord),

I live in Apartment No. X at X. | have a disability that prevents me from X.

| am requesting a reasonable accommodation. | have attached verification from X
of my disability and the functional limitations | experience as well as the
accommodation | need in order to compensate for my disability. | am asking for
this accommodation so that | can have full use and enjoyment of my home.
Please reply to my request in writing within the next ten business days. If you

have any questions about my request, please contact me. | look forward to your
response and appreciate your attention to this matter.

Sincerely,

Signature
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Requesting Reasonable Accommod ations When Applying
for Rental Housing

It is common for landlords to use an application process to screen out individualsahepdld

not be good tenantsandlords often will not rent to individualgith poor credit ol criminal

record.Poor credit and criminal history are common barriers faced by many people looking for

housing, inalding people with disabilitiesf there is a nexus, or connection, between the

personds disabil ity andhistosysauegestioriakeasomalmeor cr edi t
accommodatiomaybe made.

Below areexamplef disability-related issues thaancause problems for people when applying
for housing.

e Mary had a serious illness that interruptedéraploymentand resulted in bdnuptcy.

e John had an untreated mental iliness that cregpedied of uncontrolled spending thairt
his credit history.

e Samuel had an untreated mental illness that resulted in homelessness and convictions for
trespassing, vagrancgnd assault.

Becase there is a connection between Maryods, John
history or criminal history, all three individuals should ask for a reasonable accommodation if

they are initially turned down because of these issues. When cangiceuests for reasonable
accommodations in the screening process, the landlord must consid&tualdoircumstances

and factsAgain, before making an accommodation, landlords are within their rights to ask the

tenant to verify their disability, estlh that the accommodation is necessary, and request
assurances that i s savedenddeqoamrly addresset. Belosviare éxamplpsa st h
of assurances Mary, John and Samuel could give.

e After Mary declared bankruptcy, she has paid her hilltroe

e John is receiving psychological counseling for his mental illness, and is in compliance with
a repayment plan.

e Samuel has not been convicted of a crime since he began taking medications to treat his
mental illness.
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REASONABLE MODIFICAT  IONS

Locating accessible housing housi ng designed and constructed

with mobility and sensoryimai r ment s 1 ¢ Han adcessibte urat is heededy i n g .
individuals should make this clear during the application
process. People with disabilities have tightrto request

a reasonable modification if they are applying to housing
that des not have accessible urotsf they currently

live in a unit and their accessibility needs have changed

A reasonable modification
is a change in the physical

arrangement of the interior

A reasonable modification is a change in the physical of a housing unit, common
arrangemenof the interior of a housing unit, common spaces, or parking areas of
spaces, or parking areas of rental housing. rental housing.
Requests for Reasonable Maodification s

Making requests for reasonable modifications is very similar to making redolestasonable
accommodationfkequesting a reasable modification is as simple as the tenant or prospective
tenant asking the landlord to allow a modification based ondineee | at ed t o oneds
Like a request for a reasonable accommodation, it is not negésistire request to be made

in writing; although, it is highly recomended that individuals do so. Because reasonable
modifications require changes to the physical structure of the unit or common areas, landlord
responsibilities and payment for reasonable mcatibns differ from reaswble

accommodations.

Who Pays for Modifications?

Typically, tenants are responkalfor paying for modificationdyut this is not always the case.
There are certain situations when the landlord is responsible for modification payment depending
on when lhe housing was built and whether it was built with certain federal funds.

1. If the property was developed, even in part, with federal funds, the landlord must pay for
the modification, as long as it does not cause a significant financial or administrative
hardship to the property.

2. If a building was ready for occupancy for the first time after March 13, 1991, it is subject
to the Fair Housing Act (FHA) and must be physically accessible according to FHA
standard. If the modification requested is necesdaggause the building is out of
compliance with the Fair Housing Act, owners are financially responsible for all expenses
necessary to have the property meet these requiteritde fact that a building was
approved by a local building inspector and recgi@eCertificate of Occupancy does not
prove that the building meets Fair Housing Act requirements.
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3. If the property was not built with any federal funds and meets minimum accessibility
standards required by law, then the temaaybe required to pay for éhmodification.

Standards for Modifications

If the tenant is paying for the alteration, the landlord can require that the work be done properly,
that all necessary building and architectural cadesnetand that a certified contractor complete
the wok. The landlord can also require that at the end of the tenancy, the modification be
removed and the unit restored to its original condition, but only if the modification will interfere
with a future tenantds use of the unit

Many modifications, suchsgrab bar installation or doorway widenjrdp not interfere with a
future tenantds wuse. I f the alterations are
assurances regarding payment for the restoration, the landloreqeare a tenant to rka

deposits iran irterestbearing escrow account. Escrow agreemsindsild be described in writing

and signed by the tenant and landlord.

I O R

Most information in this chapter is from Fair Housing for Tenants with Disabilities: Understanding
Reasonable Accommodations and Reasonable Modifications (2008 Updated Edition) i an
excellent resource available for free at www.nchfa.com/Rental/Mreasonableaccommod.aspx.

You can also request a print version from NCHFA by calling 919-877-5700.

ENFORCEMENT OF FAIR HOUSING LAWS

Failure to comply with Fair Housing laws can have significant negative consegudence
management companies and owrnectuding:

e actual damages to a tenant, including pain and suffering;

e injunctive relief, which could cover future busines$iaties, such as preventing a
company from buying other apartment complexes;

e civil penalies of $10,000 for the first offense; and

e punitive damages.

@ Get Help with Fair Housing Complaints

If you believe your Fair Housing rights have been violated, contact NC Legal Aid at 919-856-2564 or
see Appendices A, B and C for information on other local agencies providing Fair Housing assistance.

North Carolina Housing Coalitioh35



Chapter 3: Fair Housing Basics

3671 North Carolina Housing Coalition



CHAPTER 4

INTRODUCTION

HOMEOWNERSHIP

In this chapter, we will examine homeownership and discuss considerations to make when
deciding whether this is the most appropriate housing option gmarcurrent financial and life
situation as well as information to help you stay in your horAelditional contact information

for theorganizations or programs mentiortedoughout thé>rimercan be found in Appendix A.

BASIC TERMS

Mortgage: A loan oltained to purchase

real estateThe "mortgage" itself is a lien

(a legal claim) on the home or property that
secures the promise to pay the debt. All
mortgages havievo common features
principal andinterest Also included in your
monthly mortgage paynéis money paid
into an escrow accoufgee below).

Principal refers to the part of the
monthly payment that reduces the
remaning balance of the mortgage.

Interestis the fee charged for borrowing
money.

Below-Market Interest Rate Mortgages:

A mortgage that has a reduced interest rate
which can subsequently increase your
purchasing power.

Escrow Account: An account where a
portion of your mortgage payment is held
to coverreal estate taxes, homeowner's
insurance, and mortgage insurance (if
applicable).

Down Payment: A portion of
own funds put towards purchase of a home.
Down payments may confeom buyers'
savings accounts, checking accounts, stock

and bonds, life insurance policies, and gifts.

Mortgage Insurance Generally, ifadown
payment is less than 20%thie purchase

price ofthehome, mortgage insurance is
required. Mortgage insurance is issued by a
private company or by a government agency
such as the Federal Housing Administration.

Lendersmay requirgpayment othe frst
year's premium at closing, but there are
mortgage insurangeroductsthat do not
require a lumgum payment at closing.

Homeowner's Insurance An insurance
policy that includes personal liability
insurance in case someone is injuredren
property personal property coverage for loss
of and damage to personal property due to
theft or other eventsand dwelling coverage
to protect the house against fire, theft,
weather damage, and other hazards.

If the home you want to buy is locatedar
water, you mg be able to get flood
insurance as part gf your homeowner's
Br&tectlort Middd ifsSranceay be required
in some areas. Cheg¥kth your real estate
professional or lender for further
information.
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Lenders may require payment of the first
year's premiunat a before closing. Lenders
may add the insurance cost to monthly
mortgage payments and keep this portion of
paymentin an escrow accouritenders pay
theinsurance bill out of escrow when
premium notices frontheinsurance
companyare received.

Second Motgage: An additional mortgage
that has a lien (legal claim) position
subordinate to the first mortgage. A second
mortgage often represents the difference
between the price of the house and first
mortgage plus the down payment. When
offered through affordale housing

programs, this is sometimes referremas a
6soft seconddé mortga

Closing: A formal meeting where
homeownershis transferred from the seller
to the buyerAlso known asa settlementthe
meeting is typically attended by the buyer(s)
theseller(s), their attorneys if they have
them, both real estate agentsepresent
tative of the lender, and the closing agent.
The purpose is to make sure the property is
physically and legally ready to be transferred
to the buyer.

Closing costs Expersesin addition to the
price of the propertghat arepaid atclosing,
which generally irclude a loan origination
fee,attorney's fee, taxes, an amount placed
in escrow, and charges for obtaining title
insurance and a survey.

Title: A legal document ediencing a

person's right to or ownership of a property.

@

Vi sit

Title Search: A check of the public records
to ensure that the seller is the legal owner of
the property and to identify any liens or
claims against the property.

Title Insurance: Insurance thiaprotects the
lender (lender's policy) or the buyer (owner's
policy) against losses arising from defects in
the title not listed in the title report or
abstract.

Loan Origination Fee: A fee, sometimes
called a "point" or "points," that covers the
lendets administrative costs of processing
the loan. Often expressed as a percentage of
the loan, the fee varies across lenders.
Geneally, the buyer pays the fee

ge.

Survey. The lender may require that a
surveyor conduct a property survayisis a
protectionto the buyer as welUsuallythe
buyer pays the surveyor's fee, but sometimes
this may be paid by the seller.

Credit Report: A record of your debts and
paymentsompiled by credit bureaus. Credit
bureaus gather thisformation from credit
card companig banks, department stores,
and other firms. Otharedittermsinclude:

Credit historyshows how wellyou have
paidpast deht

Capacityis your financial means for
repaying debt.

Capitalis money for down paymenésnd
closing costs.

Collateral proteds the lendeif you fail
to repay the loan.

Find More Information about Homeownership Terms

HUD b6 s wWehud.cov/dffecestnsg/sfh/res/sc3secta.cfm for more information on

these terms or www.nchousing.org and click on Research & Publications/Affordable Housing Primer.
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AM | READY TO BUY A HOME?

Buying a home is a major investmeiihere ardenefits to homeownership, but owning a home
also comes witladdedresponsibilities.

e You are responsible faxterior and
interior maintenance and repassch
as roofing, windowsandscaping, » 12 months of clean credit
carpeting, plumbing, and painting. » $20,000 minimum annual income

» $1,000 minimum savings

Basic Qualifications for Home Mortgages

e You are responsible for paying all
taxes and insurance.

e You may need to purchase household items suategs appliances, a lawn mowend
garden tools

e Upkeep on a house can be tioensuming and costlyWhen things like air conditioning
breaks, you have to pay getthem fixed.

Although there are programs designed to help make buying a home &apiegrams have
income requirements In order toqualify for a home mortgagehether or not you are using the
services of a home buying prograafi,lenders have annual income requiremefssa rule of
thumb, most lenders require ekt $20,000 a year in incom&u must also have a certain
amount ofsavingg(usually at least $1,000) to help cover inife¢s.Lenders also require at least
12 months of clean credit history, whigteans that you have paid yaent and other bills on
time and do not have any outstanding judgments.

How Do | Know If 'm Ready To Buy A Home?

Ask yourself the following questions:

e Do | have a steady source of income? Have | been employed on a regular basis
for the last 2-3 years? Is my current income reliable?

e Dol have a good record of paying my bills?
« Do I have few outstanding long-term debts, like car payments?
e Do | have money saved for a down payment?

« Do | have the ability to pay a mortgage every month, plus additional costs?

If you answer "yes" to these questions, you may be ready to buy your own home
and should speak with a Housing Counselor.
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Housing Counselo rs

If you think buying a homes the best option for yoar would like more information on whether
this is areasonableption, you may benefit from speaking with a Housing Counseiausing
Counselors provide assistance to cligntsually those psons thinking about buying a horhe
by helping them address current housing problems, improve their living conditions, ane outl
andattain housing goals.

@ oo

To contact a Housing Counselor in your area call the Association of Housing Counselors c/o The
Affordable Housing Group at 704-258-2302 or visit www.affordablehousinggroup.org. Local

Housing Counselors can also be foundon HUD®&s and NCHRBGOHID®Web sites
www.hud.gov/local/nc/lhomeownership/hsgcounseling.cfm or visit NCHFA at
http://Iwww.nchfa.com/nonprofits/HRChousingcounseling.aspx.

FIRST -TIME HOME BUYER PROGRAMS

If you are a firstime homebuyer andyour income level has prsusly kept you out of the
housing market, you may qualify for onetbe NC Housingki nance Agency0s

( NCH I

time homebuyer programdfyoumeet NCHFAOGsSs i n c avmahvary &anuwcounte me nt s,

to countyand are based on family sjaeu may besligible for:

e A low interest rate mortgage;
« Down payment assistance up 8)@0 ora second mortgage up t8%000;or
e A Mortgage Credit Certificate

FirstHome Mortgage

NC Housing Finance Agency offers-$@ar, fixedrate mortgages from several sow@acluding
theFederal Housing Administration (FHA), Veterans Affairs (VA)dUS Department of
Agriculture (USDA), and conventional mortgage$oat interest rateavailable through
participating lenderto qualifying firsttime homebuyers A FirstHome Mortgagecould decrease
your interest rate by 1% and subsequently increase your purchasing powerpayments are
usually @ to 3.5% of the saleprice.For qualified buyers, certain mortgages offer 400
financing, which means that no down payment qained.
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Down Payment Assistance and Second Mortgages

Homebuyers who need help with the down payment and closing costs may qualify for interest
free, deferred second mortgagésip to 98,000 To qualify for down payment assistangeur
income and th@ome's sal@rice must fall within limits that are lower than those for a first
mortgage without down payment assistance

You also may qualify for assistance through selectedpmofit or government agencies that offer

deferred second mortgage loans ai$25,000 for the purchase tfeir newly constructed homes.

Fundsare available to eligible homeuy er s who apply through | ocal a
New Homes Loan Pool Prograifhe secad mortgage is targeted to hoimayers with incomes

below 8®6 of area median income.

Buyers with incomes belo®0% of area median inconveho work with sekfhelp groupsuch as
Habitat for Humanity, may also qualify for second mgage assistance up ta3000.Funds are
available to eligible home buyers who apply throoglanizationb el ongi ng t o NCHFAOGs
HelpLoanPogl whi ch is financed .by NCO6s Housing Trust

Mortgage Credit Certificate S

NCHFA also may be able to help you throwghortgage Credit Certificate (MCCAn MCC is a
federal tax credit authorideby Congress to assist hoimgyers with moderate and low incomes.

While all homeowners can claim an itemized tax deduction for mortgage interest, an MCC allows

you to go a step further. An MCC reduces your tax liability pgrenage ofthe mortgage

interest you payf you qualify for an MCC, yowcanclaim 20% of your mortgage interesds a

credi on your federal income taxegou can save up to $2,0@@r year on your federal taxes,

money that can be ptaward your mortgagedn MCC can be used withimost any type of

mortgage, includingomeadjustable rate mortgagdsjyt, it cannot be mtsed with
Time Home Buyer Mortgage.

@ Find More Information on First -Time Home Buyer Programs

For more information on the first-time home buyer programs discussed above contact NCHFA at
919-877-5700 or visit www.nchfa.com.
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USDA Section 502 Direct Loan Program

The US Department of Agriculture (USDA) has a Direct Loan Progr&mction 5027 to

provide very low and lowincome people with the opportunity to acquire, build, rehabilitate,
improve or relocate dwellings in rural areas. The standard term for a Section 502 loan is 33 years.
However, loans may be made for a shorter termjrandrtain cases for 38 years. Payment

subsidies are available to some borrowers to reduce monthly loan payments.

In summary, to be eligible for a Section 502 loan, applicants must:

e Have an adjusted income that is at or below the applicablnlcamelimit at loan
approvaj

e Have an adjusted income that is at or below the applicable modleratee limit for
assumed loans or loans to purchase an REO property

e Be unable to obtain sufficient credit from another source;

e Agree to personally occupy the dwed;

e Meet citizenship or eligible noncitizen requirements;

e Have the legal capacity to incur a loan obligation and not be suspended or di&barred
participation in Federal programs; and

e Demonstrate both the willingness and ability to repay the loan.

USDA Single Family Housing Guaranteed Loan Program

Theobjective of the guaranteed rural housing loan program is to assist eligible households in
obtaining safedecentand sanitaryiousingin rural areas bguaranteein¢gpans which otherwise
would not bemade without a guarantee. Guarantees are limited to loans to applicants with
incomes that do na@xceed moderate income limits.

USDA Loan Programs

To learn more about USDA Loan Programs visit www.rurdev.usda.gov/nc/do-list.htm.
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NC Public Housing Agencies Offering

the Section 8

Homeownership Program

Asheville Housing Authority

828-258-1222

Chatham County Housing Authority

919-542-3742

Choanoke Area Development Association

252-539-4155

Coastal Community Action, Inc.

252-223-1630

Durham Housing Authority

919-683.1551

Eastern Carolina Human Services Agency

910-347-2151

Four County Community Services

252-537-0552

Gastonia Housing Authority

704-864-6771

Greensboro Housing Authority

336-275-8501

Greenville Housing Authority

252-329-4004

Hickory Housing Authority

828-328-5373

High Point Housing Authority

336-887-2661

Isothermal

828-287-2281

Kinston Housing Authority

252-523-1195

Laurinburg Housing Authority

910-276-2582

Mountain Projects, Inc.

828-452-1447

Northwest Piedmont Council of
Governments

336-761-2111

Northwestern Regional Housing Authority

828-264-6683

Rocky Mount Housing Authority

252-977-3141

Sandhills Community Action Program, Inc.

910-947-5675

Sanford Housing Authority

919-776-7655

Statesville Housing Authority

704-872-9811

Twin Rivers Opportunities, Inc.

252-637-3599

Western Carolina Community Action, Inc.

828-693-1711

Western Piedmont Council of Governments

828-264-6683

Wilmington Housing Authority

910-341-7700

Winston-Salem Housing Authority

336-727-8500

SECTION 8 HOMEOWNERSHIP

Since 1999the US Department of Housing and
Urban Development (HUD)as included a
homeownershipption in the Housing Choice
Voucher Program (Section 8) to allow this
assistance to be used by qualified {meome
households to become homeownétsD rules
allow Public Housing Agencies (PHAS)
administering Section 8 programs to institute
a home owneship option, but it is not
mandatory. Visit www.hud.gov/
offices/pih/programs/hcv/homeownershigpor
seethetable on thdeft for NC PHAs currently
offering ths program.

If you curently participate in the Housing
Choice Voucher Program, your local PHA
participates in the homeownership voucher
program, and you meet incomequirements,
you may be eligible for this program.

While PHAs are not required to offer the
homeownership ofun, they may be required to
provide this option to a qualifigokerson with a
disability as a reasonable accommodation.
Request for such an accommodation could be
made when a person with a disability needs an
accessible unit, but no such rental unit is
avdlable. (See Chapter 3 fanoreinformation

on Reasonable Accommodations.)

To determine the amount ofortgagesubsidy
offered, the PHA uses its normal \aher

program payment schedulEhere is no time limit for receiving assistance under this program fo
an elderly household @ household headed by a person with a disabiiy all other families,
there is a mandatory term limit of 15 yeafshe initial mortgage incurred to finantiee purchase
of the home has &tm that is 20 years or longer. Fadr other casegshe maximum term of

homeownership assistance is 10 years.
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HABITAT FOR HUMANITY

Habitat for Humanity Internationa a private nosprofit with over 1500 dfiliates in the United
Statesand over 80 affiliates in North Carolindabitats goalis to eliminate poverty housirgy
providing families the opportunity to jpnove their living conditiond-amilies who are selected to
participate in the programmave housingbut live in substandard or inadequate conditions and are
unable to seceraffordablenousing in the private markdespite having a steady income.

Not only dofamiliespurchase theinomes theyalsoare required to help buiktheir houseand the
houses of other Habitat familias part of their "sweat equity" agreement.

In order to qualify for a Habitat home, a family must complete an application process that

involves attending an orientation, an income and credit screeningofficeinterview, crminal

background check, employment history, and rental history check, and an interview at the
applicantds current thesFanilylSelection Chmynitta€onumitteee mber s 0
members provide thBoard of Directorareporto n  t h e a p pfdr hoosing, abditgton e e d

pay, and willingness to partnenéthe Board makes the decision about whether to approve the

applicant for participation in the program.

Those approved must put in at least 85 hours of work on theihowuse during its constction.
Theapplication process takes three to six months, dredsweat equity requirements takeseto
ninemonths. From the date of orientation to the time of house clabi@grocesgenerally takes
oneyear.

@ Habitat for Humanity

For more information on Habitat for Humanity contact your local affiliate. Contact information can
be found at www.habitat.org/cd/local.

INDIVIDUAL DEVELOPME NT ACCOUNTS

Basal on the idea thatll people should have accdeghefinancial tools used by wealthier

people Individual Development Accounts (IDA) combine budget and credit counseling with a
program of matched savings to help {owome individuals and families builtksetsThese
matched savings accounts are similar to 401(k) plans, bigecaa a broad range of purposes
such as buying frst home, paing for postsecondary educatn, orstartinga small businesaill

IDA program participants are required to enroll in a financial literacy training program as

a condition to getting the match moneylDA programsare funded by public and private sources
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andare implemented by communibased organizations in partnership with a financialturtgin
that holds the depis.

Individual Development Accounts

For more information contact The IDA and Asset Building Collaborative of North Carolina at
919-341-6418 or visit www.ncidacollaborative.org.

BUYING A MANUFACTURE D HOME

For many North Carolinians, especially those in rural areas, buying a home will include looking at
manufactured or HUR2ode homesA manufactured home(also called a "mobilaome) is a

type of house that is built infactory according to federal US Department of Housing and Urban
Development code standards. A complete house, or sections, is then transporrgtaller or

display and salelhe home has a structural frame or chassis that supports the complete unit of
walls, floors and roof. Underneath is a running gear consisting of wheedls ard brakes for
transportation to the honséte.

A manufactured home is different from a travel trailer in that a trailer can be towed behind a car.
Manufactured homes aretbuilt for traveling and cannot be towed by the family CEney are

built to be a permanent residenedthough they can be transported to different sites by
professional movers.

Many people buy manufactured homes because of the lower costs of pyyerbsmaintaining
them. A notable advantage of purchasing a manufactured home is that buyeke feelylhave
instant housingManufactured homes are padiarly popular in the South. INorth Carolina,
manufactured homes accounted for 38%ew hone starts in the 1990's, andrrently make up
18% of our occupied housing stock.

However, there are many disadvantages@atam with manufactured home&3ne major
downside is that manufactured homes, unless on foundations, are considered personal
property (like cars) rather than real property, and their value depre(ie®asesyith time
rather than appreciating (increasing) like a stibkiilt house.

@ Find More Information about Manufactured Housing

If you are thinking about buying a manufactured home, visit the NC Housing Coalition Web site at
www.nchousing.org andreadourConsumer 6 s Gui de to Maonaalf9a% t u
881-0707 to request of copy.
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STAYING IN YOUR HOME

If you own a home, the last thing you want is to have to leave as a riggrdtatory lending,
foreclosure, accessibility issues, or its deteriorated condition. This section will cover various
programs designed to help prevent you from losing your h@ffiee more information on the
foreclosure process, see Appendix |.)

Foreclo sure Prevention

At the first sign of financial trouble, homeowners should contact a Housing CounseldiSee

the section on Housing Counselors earlier in this chapter for information on how to find a
housing counselor or contact the NC Housing Coalitio828881-0707.)You do not have to

wait until your interest rate fgets or increases, or until you are already behind in your payments.
By seeking help early, you can increase your chances of having more options available.

In these situations, a housingunselor can help:

e Review your financial situation and determine what options are available to you.

e Advise you on which workout arrangements makes the most sense for you and your
family, based on your circumstances.

e Call the lender with you or on your kadhto discuss a workout plan.

e Protect you from future credit problems before you get too far behind on mortgage
payments.

e Give you information on services and programs in your area that provide financial, legal,
medical or other assistance.

e Serves cliats of all income levels or cost of home.

Housing counseling services are FREE.

A good counselor will also help you create a monthly budget plan to ensure you meet all your
monthly expenses. Your personal financial plan will clearly show how much mondyaye
available to make the mortgage payment. This analysis will help you and your lender determine
whether a reduced or delayed payment schedule could help you.

Homeowner & HOPE Hotline

The Homeowner 6s HOPE Hotl i ne eownemshipf ree ser vi
Preservation Foundation to help homeowners around the nation struggling to avoid

foreclosure. By calling the HOPE Hotline you will have access to national-gfyiitoved

counselors who are prepared to provide you with 45 minutes of housing coghsel

examine the details and analyze your current financial situation, develop goals and a plan of
action for moving forward, and recommend the best options for you. In some cases, they may

be able to initiate a-@ay call between the counselor, you aodr lender, to discuss what

will work best in your situation to keep you from losing your home.
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Before you call the HOPE Hotline prepare/gather a list ofyour major monthly bills, and
have your mortgage payment statement in front of you complete witjour mortgage loan

number.

Counselors on the HOPE Hotline may be reachedrt at 888995-HOPE @673).They
operate24 hours a day’ days a week.

Legal Aid of NC and Pisgah, Financial Protection Law Center, Land Loss
Prevention Project, Legal Services of Southern Piedmont Mortgage
Foreclosure Project

The Mortgage Foreclosure Project includes a "team"” of attorneys and staff who are located in
Legal Aid of NC offices(and other legal services organizations) across North Carolina and who
specialize in foreclosure defense and predatory lending law.

If you think that you might be at risk of foreclosuti@ink that something wasn't right about the
closing on the purchase efinancing of your home, or if you can answer "yes" to any of the
guestions below, you may have been the victim of an improper mortgage or loan.

Do any of the following circumstances apply to you?

Are you in a worse financial situation than bef@®nancing or taking your second
mortgage?

Were you promised one mortgage/loan, but found out that you got a different
mortgage/loan when you signed the paperwork, or later?

Do you have an unreasonably high payment due at the end of or during your
mortgagg / | oands ter m?

Is your monthly payment or interest rate higher than you thought it would be?
Were there a lot of fees included in your mortgage/loan?

Did you have high closing costs when you signed for your mortgage/loan?

Did you sign mortgage/loan papvork that was blank or incomplete at the time of
your closing?

Did your lender include information in your mortgage/loan paperwork that was not
truthful?

Did you find your mortgage/loan confusing and not have anyone you could trust to
explain it to yo®@

Did you get a second mortgage/loan for home improvements that were incomplete or
done poorly?

Does your mortgage/loan include very high insurance payments?

Are you going to be fined or charged prepayment penalties included if you pay off
your mortgag#doan early?

Was your mortgage/loan refinanced or changed to another creditor without your
knowledge or consent?
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If so, please gather your paperwork and talLegalAid of North Carolina central intake office
toll-free 8662195262 to see if you qualify for assistance from the Mortgage Foreclosure Project.

NC Commissioner of Banks State Home Foreclosure Prevention Project

The NC Commissioner of Banks can act amérmediary between borrowers and lenders, with
the goal of increasing the number of borrowers who receive loan modifications.

To qualify, the loan must have originated between January 1, 2005 and December 31, 2007. In
addition, it must be asubprimebn, occupied by the owner and th
primary residence.

In these cases, the lender or loan servicer must send a notice of foreclosure to the borrower 45
days prior to initiating any foreclosure proceeding. The notice must cdhé&afallowing
information:

e An itemization of past due amounts and any other charges that must be paid;

e Information on resources available to the borrower for avoiding foreclosure;

e Contact information the borrower can use to reach the lender or seoviiscuss
modification options;

e Contact information for at least one local Hdpproved counseling agency; and

e The address and telephone number for the consumer complaint section of the North
Carolina Office of the Commissioner of Banks (NCOCB).

Within 3 days of sending the foreclosure notice, the servicer must file information electronically

on the loan in question with the Administrative Office of the Courts. The NCOCB will

immediately refer the borrower to an established network of housing cotsgetmghout the

state to gather detailed information about the
NCCOB legal staff will conduct a legal review of the loan to determine whether a loan

modification could prevent foreclosure.

If the NCQOB concludes that a modification could prevent foreclosure, it will notify the mortgage
servicer, the homeowner, and the Administrative Office of the Courts and extend the allowable
foreclosure filing date an additional 30 days. To determine whether avib&enefit from a

modification, the NCOCB will consider criteria including full loan information, the mortgage
servicerodos | oss mitigation efforts, and the bo
home.

Filing a Complaint

If you determinghatthe companywith which you havea complaintis regulatedoy the NC
Commissionepf Banks,or if you arenot sure,you maycontactthe NC Commissioneof Banks
by calling 919733 3016andaskfor the ConsumerComplaintDivision. Additional information
canbefoundhere:www.ncforeclosurehelp.org/StateForeclosurePreventionProject.aspx
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HUD&s Making Home Affordable Program
Making Home Affordable (MHA) is part of Bsident Obama's stimulus plan to get the housing

market back on track. Through tNMHA Program, families may be eligible to refinance or
modify their loans to a payment that is affordable now and into the future.

Making Home Affordable Refinance

Eligible borrowers who are current on their mortgades have been unable to take advantage of
current lower interest rates because their homes have decreased in value, may now have the
opportunity to refinance.

You may be eligible for the Home AffordabdRefinanceProgram if:

e You are the owner occupant of a one to four unit home;

e The loan on your property is owned or securitized by Fannie Mae adiEriglag

e At the time you apply, you are current on your mortgage payments (current means that
y o u h a wnenoré than B@ays late on your mortgage payment in the last 12
months or, if you have had the loan for less than 12 months, you have never missed a
payment);

e You believe that the amount you owe on your first mortgage is about the same or
slightly less tlan the current value of your house;

e You have income sufficient to support the new mortgage payments; and

e The refinance improves the long term affordability or stability of your loan.

During the application procedis Esytouratleddndédratwiiln
your new interest rate, mortgage payment and the amount you will pay over the life of the loan.

Compare this to your current loan terms. If it is not an improvement, refinancing may not be right

for you. You should also considérat refinancing from an adjustable rate to a fixed rate loan or

eliminating higher risk loan terms such as interest only payments or balloon payments will also

provide long term stabilityas you will not have to worry about your interest rate increasing

Making Home Affordable Modification

The Home Affordable Modification Program is designed to help homebuyers who are struggling
to pay monthly mortgage payments that are more thand1Peir gross monthly incoméhis
program isnotlimited to borrowersvith loans owned or insurdaly Fannie Mae and Freddie Mac.
Any lender/servicer can participate in the program, although it is voluntary.

To be eligible for the Home AffordabModification Program you must:

e Be an ownefpoccupant in a one to four unit prope

e Have an unpaid principal balance that is equal to or less than $729,750 for one unit
properties (there is a higher limit for two to four unit properties);

e Have aloan that was originated on or before January 1, 2009;

e Have a mortgage payment (includitaes, insurance, and home owners association dues)
that is more than 31% of your gross (a®) monthly income; and
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e Have a mortgage payment that is not affordable, perhaps because of a significant change
in income or expenses.

The Home Affordable Modii cati on Program helps by reducing
monthly payments down to a level they can afford. The plan permits lenders to get to a level of
affordability in a variety of ways, including reducing interest rates, extending terms, iogwrit

down principal.

Contact your loan servicer or a housing counselor to find out if you might be eligible for the

Home Affordable Program, although participation by your lender/servicer in voluntary. If you

have additional questions, you can also cdntad he Homeowner ' s883P@FP EE Ho't |
HOPE (4673) or avww.makinghomeaffordable.gov

Beware of Foreclosure Rescue Scams - Help Is Free!

e There is never a fee to get assistance or information about federal, state and
government programs from your lender dildD-approved housing counselor

o Beware of any person or organization that asks you to pay a fee in exchange
housing counseling services or modification of a delinquent IDamot payi
walk away!

e Beware of anyone who says they can
over the deed to your house. Do not sign over the deed to your property to af
organization oindividual unless you are working directly with your mortgage
company to forgive your debt.

e Never submit your mortgage payments to anyone other than your mortgage
company without their approval.

e Never pay a company to help you during a foreclosuresarigess it is an
attorney that you personally hire to represent you and not some scammer wh
tells you to pay them your mortgage payments while they work things out for

you!

North Carolina Home Protection Program & Loan Fund

If you have lost your job, the N.C. Home Protection Paog& Loan Fund (HPP) may be able to

help you keep your home. HPP helps workers who lose their jobs because of changing economic
conditions. It can provide a loan to pay your mortgage while you look for a job or train for a new
one, and counseling to helpyunderstand your options and plan your next step. Funded by the
North Carolina General Assembly, the loans are offered by the North Carolina Housing Finance
Agency (NCHFA) in partnership with housing counseling organizations that serve all 100
counties.

507 North Carolina Housing Coalition


http://www.makinghomeaffordable.gov/
http://www.makinghomeaffordable.gov/about.html#TB_inline?height=200&width=300&inlineId=leaveSite
http://www.nchousing.org/housing_issues_nc/manufactured_housing

Chapter 4: Homeownership

How Does It Work?

Homeowners apply through a participating local housing counseling agency who will assess your
situation and determine your eligibility for HPP assistance as well as explore other foreclosure
prevention optiongsee list of participatig housing conseling agencies in Appendijx |

If you qualify for HPPR, the housing counseling agency will help you apply for assistaraiecan

receive a loanf up to$ 24,000at zero interest. The funds will be used to pay your mortgage and
related epenses, such as property insurance, homeowner dues, and property taxes fdr up to 2
months. No repayment is needed for 15 years, unless your home is sold, refinanced or is no longer
your principal residence.

You can receive help in one of three ways:

e Onetime assistance to bring your mortgage current

e Shortterm assistance (up to 9 months) while you look for a job

e Longterm assistance (up to 24 months) while you participad@ iapproved retraining
program.

When you completed HPP application is réoeed, NCHFA will place a temporary stay of
foreclosure for up to 120 days. The temporary stay prevents the company that owns your
mortgage loan from foreclosing on your home or taking other legal actions while your loan
application is under review.

Pleae note that the counseling algRPlhanyldesnotdet er mi na
guarantee assistance; NCHBpproves or denies all loans.

If you receive a HPP loan, NCHFA will make your mortgage payments for you, and will pay
other mortgageelated bills. These payments will be sent directly to the creditors. When all loan
proceeds have been used to pay obligations on your behalf, you will resume regular mortgage
payments on your own.

To be eligible for a HPPloan, you must
e Be alegal U.Stesident with a North Carolina home that is your principal place of
residence
e Have lost your job due to changing economic conditions

e Have a mortgage that is secured by real property
e Havesatisfactory mortgage credit histgsyior to the job loss.

Assistance iprovided on a firstome, firstserve basisvhile funds areavailable.

For more information on HPP, please contact NCHFA at&/85700 orwww.nchfa.com
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PREDATORY LENDING IS ILLEGAL IN NORTH CAR  OLINAI

Predatory lending is a term used to describe a variety of lending practices that
strip wealth or income from borrowers. Predatory loans typically are much more
expensive than justified by the risk associated with the loan. Characteristics of
predatory loans may include, but are not limited to, excessive or hidden fees,
charges for unnecessary products, high interest rates, terms designed to trap
borrowers in debt, and refinances that do not provide any net benefit to the
borrower. If you feel you have been a victim of predatory lending, you can contact
the following agencies for assistance.

Center for Responsible Lending
www.responsiblelending.org
919-313-8500

NC Justice Center
WWW.Ncjustice.org
919-856-2570

NC Attorney General s Off
www.ncdoj.com
1-877-5-NOSCAM

NC Commissioner of Banks
www.ncforeclosurehelp.org/StateForeclosurePreventionProject.aspx
919-733-3016
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Rehabilitation, Modifications , and Energy Ass istance Programs

B Displacement Prevention Partnership

If your home needs accessibility modifications to enable you to continue living in it after an
injury or illness you may be eligible for assistance underigplacement Prevention
Partnership@PP) NCHA provides funding for this puigse through regional offices ofeh
Independent Living ®gram.The

Independent Livig Programis a unit of @ Displacement Prevention Partnership

the Division ofVocational
Rehabilitation of the N@epartment of E%g”grrigxr\r‘vati?"lﬁ?:tcag;'\'c”':A at919-877-
Health and HumaServicesThe DPP ' —

also nay help lowincome homeowners

with leadpoisoned children below the age of 6. Homeowners should contact their local public

health department if their child has been affected by-lesed paint.

B NCHFA Single -Family Rehabilitation Program

If your hame needs major repairs and your income is beld 80area median income, you
may beeligible forNCHFAS SingleFamily Rehabilitation (SFRProgram NCHFA makes
funds available to local governmsiaind norprofit agencies to facilitate the comprehensive
rehabilitation of singldamily homes owned and occupiedlbw-income persons who are
elderly or disabledf you qualify, you could receivan interesfree deferredforgivenloan to
pay for the necessary rehabilitation

of your homeThe local organizatin @
providing the lan will contract and

Single -Family Rehabi litation Program

. Visit www.nchfa.com/Homebuyers/HOrepairs.aspx
supervise the work for you. for more information or call NCHFA at 919-877-5700.

B Urgent Repair Program

If you need emergency repaasd your income is below %0of area median income, you
may beeligible forthe NC Housing Finance Agericysirgent Repair PrografyRP)1 which
is funded through the NC Housing Trust Fundcél government and neprofit agencies
administer the URP to help househotdsrect housing conditions that threaliém or safety
such as failing septic systems, dangerousitngat/stems, orotten floors.The program also
pays for accessibility modificationto enablepeopleto continue living intheirhomes after an
injury or illness. Homeownemay qualify for a grant through the URP program if you are
elderly, disabled, a single parent,
have a household of five or more, @
or have children in your househol
with elevated blood lead levels.

Urgent Repair Program

For more information contact NCHFA at 919-877-5700
or visit www.nchfa.com/Homebuyers/HOrepairs.aspx.
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B USDA Home Repair Loan and Grant Program

The US Department of Agriculture (USDA) has a Home Repair Loan and Grant Pfiogram
Section 504 to help verylow-income owner occupants of modest single family homes in
rural areas repair those homes. Loan funds are available for repairs to improve or
modernize a home, make it safer or more
sanitary, or remove health and safety hazard USDA Home Repair Loan
For homeowners 62 and owsho cannot p

repay a loan, grant funds are available to
remove health or safety hazards, or remodel | For more information visit

dwellings to make them accessible to www.rurdev.usda.gov/nc/do-list.htm.
household members with disabilities.
Individuals can apply for the program at a local USDA office.

and Grant Program

B VA Home Improvemen ts and Structural Alterations Program

The Veterans Administration (VA) Home Improvements and Structural Alters@agsam
helps pay for homaccessibility improvement¥eterans who have a disability rating of 50%
or more or who are being treated &oserviceconnected disability magpply for this program
at a local VA medical center.

@ VA Home Improvements and Structural Alteration s Program

For more information visit www.appcl.va.gov/directory/quide/reqgion.asp?1D=1006 or

www.nchousing.org, and click on Affordable Housing Primer.

B NC DAAS Housing and Home Improvement Services

TheNC Division of Aging and Adult Services (DAAPYovidessupportive services
including Housing and Home Improvemt Service$ targeted to individual60 years of age
and oldemwith the gratest economic or social need. Thesevicescan make a vital
difference in the lives of older individuals wishing to live independently in affferdable
housing and aravailable through regional Area Agencies on Aging.

© DAAS Housing & Home Improvement Services

Access Housing and Home Improvement Services through regional Area Agencies on Aging. To
find your Area Agency on Aging visit www.ncdhhs.gov/aging. Click on Area Agencies on Aging
in the listing on the left side of page, and choose the county where you live.
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Housing Servicessupport independent living by providing sutimgs agever® mortgage
counseling, landlortenant relationsmformation,and independent housing options and
locations.Home Improvement Serviceshelpresolvehealth and safety issues affecting
homes or areas adjacent to horbggroviding

e installation of security featurgs
e minor home repairs and improvemerds
e modifications to the home facrease accessibility

In certain instance$asic furnishings or household appliances that promote independent
living can be provided.

Duke Home Energy Loan Pool

Duke Energy customers in certain areas/meceive assistance from ngahousing

rehabilitation service providers under the Did@me Energy Loan Pool (HELR)ocaland

regional organizations, known bBean Poolime mber s o0, wi | IT along@withHEL P f u n
funds from other rehabilitation programs such as Community Development Block Grants

(CDBG), HOME, and Single
Family Rehabilitatio (SFR)
loansi to comprehensively
rehabilitate each qualifying
home and make it more
energyefficient.

@ Duke Home Energy Loan Pool

For more information contact NCHFA at 919-877-5700 or
visit www.nchfa.com/Nonprofits/HRRdukehome.aspx.

Progress Energy @ Energy Neighbor Fund

The Energy Neighbor Fund, formerly known as
program for providing ssistance to customers in need. The fund helps cover home energy

bills, whether the homes are

all-electric or use gas, coal, %@ Progress  Energy 0 Energy Neighbor Fund

oil, wood or kerosene for
home heating. In North For more information contact the local Depf
Carolina, the fund also helps | Social Services for the county in which you live
support Operation Fan Relief, | (listed under government agencies in the phone
which provides fansuting book) or contact the CARELINE at800-662-
summer months to the elderly| 7030

and other individuals with
special needs.
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B North Carolina Weatherization Assistance Program

The Weatherization Assistance Program is designed to helmémme citizens save energy
and reduce expenses through thealtetion of energy conservation materials, the
implementation of energy efficiency measures in their hoara energy education.
Householdsvith weatherizechomessave aproximately $300 annually in energy costs
addition to the goal of improving engrgfficiency, the program strives to create a safe and
comfortable home environment for families served.

Families with incomes below 150% of the poverty line or those receiving cash assistance
payments under Temporary Assistance to Needy Families (TANS)mplemental

Security Income (SSI) are eligible for weatherization services. (As &, 208 Federal
PovertyLine for an individual is $10,83Priority is placed on providing assistance to the
elderly, persons with disabilities, and families with crelu

The Weatherization Assistance Program is implemented in all countiesstate¢hrough
thirty-three subrecipients. Staff conduct energy audigsd perform diagnostic testing to
determine air infiltration, heat losandlevels of carbon monoxidand identify recommended
energy conservation, safegnd kealth measuresleasuresakenmay includeair sealing
insulation of attics, walls, and flogmduct sealing and insulatipwater heater tank wrapnd
other general heat waste measures.

B Hea ting and Air Repair and Replacement Program

The Heating and Air Repair and Replacement Program works in concert with the
Weatherization Assistance Program to repair and/or replace inefficient heating and air systems
in the homes of lowncome families, gzecially the elderlypersonswith disabilities ard

families with childrenProgrameligibility is the same as thé&/eatherization Assistance

Program.

The heating and air systems inwatatherized homeare professionbi evaluated to

determine levelsf carbon monoxide and toatjnose performance efficiend®ased on
evaluation results, measu@®takento correct deficiencies.

Where to Apply for the NC Weatherization Assistance Program

and the Heating and Air Repair and Replacement Program

Visit www.dhhs.state.nc.us/oeo/WAP/FY2008-09 WAPDirectory 121608.pdf or
www.nchousing.org, and click on Research & Publications/Affordable Housing Primer to find a
list of the 33 agencies that administer these programs in communities throughout the state.
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Reverse Mortgages

Reverse mortgages have become very popular in recent years as a source of income for older
AmericansA r ever se mortgage is a | oan secured by
until the end of the loan term, which is usually when the homeowner no longer occupies the home
as a principal residence, sells the home, or dies.

If you obtain a reverseortgage, you remain responsible for maintenance, insurance and taxes for
the home during the loan ped. You can use the money from the reensortgage however you
chooseYou cannot be forced to sell or vacate the home if the money received fromarhe lo
exceeds the value of the hone addition, should you die and your spouse is-b@wower, he or

she cannot be forced to sell the house as long as he or she occupies the home as a principal
residence.

When the borrower (and any-borrower) dies, thean balance plus accruedentst becomes

due and payabl&.our heirs may repay the loan and keep the home, or sell the homethepay

loan and keep the balandéthe loan exceeds the property value, your heirs will owe no more
than the property valy and no additional financial claims can be made against them or the estate.

To qualify for a reverse mortgag®u and any cdorrower must

e Dbe atleast 62 years old
e own your home free and clear (or have a very low outstandiny delit
e occupy the hme as your principal residence.

According to federal regulations, if youap for a reverse mortgage laarou must receive
counseling from a stateertified housing counselor who will help you understarmditfplications
of your choiceThere is naharge for this service.

Find a Certified Reverse Mortg age Housing Counselor

NCHFA maintains a list of Certified Reverse Mortgage Housing Counselors at
http://www.nchfa.com/Nonprofits/fHRChousingcounseling.aspx or call NCHFA at 919-877-5700.
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CHAPTER 5

AFFECTING HOUSING PO  LICY

INTRODUCTION

As noted inChapter 1when we advocate for affordable housing, we meaniwell and welt
managed/maintained housing for individuals and families with low to moderate incomes
(generally 80% and beloaf areamedianincome).As discussed in the previous chapters, this
housing is often financed with
federal state, and/ofocal
government subsidies.

Four Ways to Affect Housing Policy

1. Build Public 2. Conduct Housing
There are four main ways to affect Awareness Needs Assessments
housing policyand we need to be
active in all of them if we are to
achieve the kind of change we
know is needed.

Affecting
Housing
Policy

el

3. Participate in 4. Advocate for
1. BUILD PUBLIC Housing Plans Housing Policy

AWARENESS

In an effort to draw greater attention to the issues surrounding affordable housing, it is important
to increasgublic awareness at all levéldocal, state, and federalabout hese issugeon a

regular, ongoing basi¥here are many issues to addredsich include educating people about

the need for affordable housing, reducing the fears associated with affordable housing, and
countering the common obstacles to developing adftardhousing.

By regulaty communicating with media, legislators, advocacy groups, and service providers, we
build a level ofunderstandinghat will urge action on policyna k e r sTdis ip aitrcdl so that
when they face important votes on housswyes, they already have the correct information and
understand the importance for their communities.

Much of the information in this chapter ca
Housing Communication Manual, which can be downloaded in PDF format from
www.nchousing.org/research publications.
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It is also important to routinely communicate with state and local agencidaittheommunity,

and those in the health, social welfaard educatiofields, as well as the general publithese

public serviceagertiesmust be able to articulate how a shortage of affordable housing impacts
their issues. We have found that many people are interested in ending homelessness, helping
persons with disabilgs, assisting women escaping domestic violence, or supporting fixed
income seniors, but are not supportive of more affordable housing. These groups must be your
allies in educating policynakers and the public on why more affordable housing is critical to
successful responses to these issue areas.

Anytime you have a successful experience with a resident, development, event, or anything
related to affordable housing in your community, generate a press release or contact your local
media. If you have a fdily opening or an award to present, make sure you have local, state, and
federal legislators present with the media.

You don 6bewbrking e hausing or human services to participateAs an interested
citizen advocate, you can write into the lopaper anytime there is a relevant article on housing.
Write to support something positive or to challenge a negative or incomplete story.

You can also show up at city council or county commissioner meetings in support of affordable
housing whenever therg a vote or discussion that will impact housing. This is especially true for
residents and neighbors. Polimyakers must hear from the folks living in these homes if they are
to understand why they should support houdtepple from gighboing communiesare also
critical because you can dispel the myths about how these housing developments bring down
propery values, create more crime, and other forms of NIMBM (Not In My BackYard)

2. CONDUCT HOUSING NEEDS
ASSESSMENTS

© Find Information on

Affordable Housing Advocacy

Contact the NC Housing Coalition at 919-
881-0707 or visit www.nchousing.orqg.

When approaching poliesnakers about
expanding housing opportunities, you will
|l i kely encounter questions |i ke AWhat is the n
Collecting information on the housingeds of people with disabilitiend using that information

to edwcate the public and poliegnakers is an important tool for raising community awareness and
impacting housing policy.

Ultimately, collecting information on housing needs is the responsibility of local governments.
Each town or city should assess theivaand each caily should cover the surrounding areas
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A great question to ask when advocating for hou
assessment was done and what did it say?0 I f it
another one.

Thegoal of conducting a housing needs assessment is to help communities address critical
housing needs by:

e letting communities know exactly what the housing needs are;

e aiding officials in assigning priority to identified housing needs; and

» facilitating development of appropriate housing policies, programs and strategies.

Communities that receive federal housing program funding through a Consolidated Plan are
required to conduct housing nestsessmenta their planning processésr various segmentsf
the population, inading people with disabilitiesAdvocates, however, should not rely solely on
the information collected by officials responsible for planning.

Discussion of the housing needs of people with disabilities in housing plans is often

incomplete and inaccurate Proactive involvement on the part of the disability advocacy
community in providing needs assessment data is essential to ensuring that local housing plans
adequately describe and address these needs.

It is very important for digbility advocates and agencies to have data on the unmet heed

many people cannot get vouchers, homes, services, are homeless, in institutions, etc. These
Afineedso are critical to helping folks understan
affordable homes, as well as are very important in the prioritization and planning for homes that

will serve persons with disabilities.

The following points describe some important aspects of conducting a housing needs
assessment specific to people with disilities.

¢ A needs assessmesttouldcover people with all types of disabilities arbsld besupported
by as many disability, housing, homelessness, and other advocates and community
organizations as possibl€hiswill have much more impact than a neadsessment that only
captures a segment of the population of people with disabilitieerdpdnesegment of the
advocacy community.

e The needs assessment is an education and agvimed, not an end in itselAvoid elaborate
data collection that yomay not have theapacity to update or maintain.
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e A one page snapshot that lays out the issues clearly and succinctly is more effective than thirty
pages of data analysis (and is more likely to be read).

e Put the housing needs of persons with disagslitiithin the context of the broader affordabl
housingneedsinyouraréehe fAbi g pictureo could be an effe
issues facing persons with disabilities. The NC Housing Finance Agency has compiled
countyspecific housing irdrmation that can be found on theieb site at
www.nchfa.com/Forms/index.aspx

e A housing needs asssent for persons with disabilities should educate the audience on the
reality of people with disabilities living o8upplemental Security Incomg8$)) and its
relationship to housing affordabiliti2o not assume that your audience understands that
the primary barrier to housing for persons with disabilities is most often not their
disability, but their extremely low incomes(see Chapter 1)You can find the number of
adults receiving SSI in your countywatvw.ssa.gov/policy/docs/statcomps/ssi_sc/
2008/nc.html

e A needs assessment should include a survey of local housing resources that are affordable to
persons living at the SSI level (the rental housing programs discussed tef)apo
illustrate that existing resources are not adequate to meet the need, include information on
these propertiesd vacanctheirwatlistee s and the | eng:

e Use data from existing sources, like your local Continuum of Care &sggsis, on the
housing needs of homeless individuals andlfasmwith disabilities, waitists for residential
services, etc. that may be available.

e To augment your assessment with numbers not currently compiled in any one place, it will
likely be neessary to work across your local coalition. Develop a strategy to identify people
with disabilities who need affordable housing but are not currently captuveslt list
information.These might include adults with disabilities who are:

living at home \ith aging parents;

homeless;

living in substandard housing; and

living in nursing homes aadult care facilities, but could live independently if
affordable, accessible housing with access to support was available.

o O O O
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3. PARTIC IPATE IN HOUSING PLAN S

Whilet he f eder al government 6s investment in affor
the past decades, it is still the major funder of affordable housing development and operations. In

most cases, rather than providing direct funding for particelantes, federal funding now

flows to states and local communities in the form of block grants or allocattbese it is

administered at the state or local level. Federal law and regulations set out the purposes and

allowable activities for the fundbut within these ruledocalities have an increasing amount of

discretion in how these funds are actually used.

Access to these funds requires states and localities to undertake various strategic planning

processes to inform their decision making. Teuga that these local decisions reflect the needs of

their respective communities, these processes must also provide the opportuirtizefor

participation Historically, the housing needs of persons with disabilities have been under

represented in marof these processes. Toassuredthaa A f ai r s h asektomeetf r esour
the needs of persons with disabilities, it is important to learn about and participate in these

strategic planning activities.

Four major strategic planning initiatives, esing several different programs serving low and
moderate income households, are required. Together they cover the majority of federally funded
housing activity, construction, renovations, preservaaon assistance to individual residents.

The four plas share common and very important aspects. First, they should respond to the actual
housing need of ALL low and moderate income households, imgyzirsons with disabilities.
Second, these plans are where localities lay out their decisions as to wigal@é housing

activities they will undertake, and who will receive the benEiitally, when linked together they

have the potential to provide the framework for a coordinated and coemsige housing policy.
These four strategic planning initiativega

¢ the five yeaiConsolidated Plan (ConPlan), which includespanual Action Plan;
e the Public Housing Agency Administrative Plan (PHA Plan);

e the Qualified Allocation Plan (QAP); and

e the Continuum of Care.

(If you would like more information about stegic plans in North Carolina, see the chart on
page 79

Much of the information in the following sections was edited from more detailed material available in
the Adv oc at e dysthe@ationdl €ow Income Housing Coalition (NLIHC). The Guide is available
on the NLIHC Web site at www.nlihc.org.
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Consolidated Plan

The largest direct allocations of housing money that comes to state and localities from HUD for
affordable housing and community development activities are covered by thecjurisdio n 6 s
Consolidated Plan (the ConPladyrisdictions must prepare, submit and have HUD approve their

5 year ConPlan before they can receive these funds and submit an annual progress report and an
Annual ActionPlan. Any unit of local government receivi@PBG, ESG, HOME, and/or

HOPWA program funding directly from HUD must submit a ConPlan. Every state must also
submit a ConPlan, which covers all communities within the state. At the local level, the planning
or community development department is usuagpionsible for coordinating the preparation of

the Confan. At the state level, the NC ConPlan is developed by the NC Division of Community
Assistance (DCA) within the NC Department of Commerce.

The ConPlan is a potentially useful advocacy tool for timgdunds toward activities more
beneficial to low income people because jurisdictions must provide for and encourage public
participation, particularly by low income people.

Affordable housing programs controlled by the ConPlan include:

o Community Devedpment Block Grant (CDBG);

« Emergency Shelter Grant (ESG);

« HOME Investments Partnerships Program (HOME); and
« Housing Opportunities for Persons with AIDS (HOPWA).

(See Appendixfbr descriptions of these four HUD programs.)

The Key Elements of the Con Pla include:

The Housing Needs Assessmeftr the upcoming five yeamshich includes the following

e the housing naits by all income categories, family type, dadure type (whether the
household rents or owns);

e the need foPublic Housing andHousingChoice Vouchers (Section 8);

e the number of people who have a housing cost burden (pay more than 30% or 50% of
their income)as well as those thave in very poor quality housing or live in
overcrowded housing;

e the housing needs for persons with disabiliés and the supportive housing needs of
those with disabilities

e the housing needs of victims of domestic violence; and

e the nature and extent of homelessness and those at risk of homelessness.
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The Housing Market Analysisrequires a description of kégatures of the housing market, such
as the supply of housing, demand for housamgl condition and cost of housing, including:
o facilities and services for homeless people and housing stock available to serve people
with disabilities;
e PublicHousing deelopments and the number and condition of public and assisted
housing units;
e units currently assisted with federal or state funds that might be lost for any reason; and
e estimates on the number of vacant or abandoned buildings and whether they are suitabl
for rehabilitation.

The Strategic Planmust be done at least every five years. It must present the jurisdiction's

specific objectives in measurable terms and estimate a timetable for achieving them. The Strategic
Plan must show a jurisdiction's priogs for distributing funds among needs and various
neighborhoods.

The Anti-Poverty Strategyis a description of goals, prograpasid policies for reducing the
number of people with incomes below the poverty level. It also requires a statement of how
affordable housing programs will be coordinated with other programs and the degree to which
they will reduce the number of people in poverty.

Lead-Based Paint The Strategic Plan must outline actions to find and reduce lead paint hazards.

Fair Housing. Each yar the jurisdiction must certify that it is "affirmatively furthering fair
housing." This means that it has completed an Analysis of Impediments @lir tdousing
choice, and is taking appropriate action to overcome the effects of impediments

Consoli dated Plan Annual Action Plan

States and local governments required to write ConPlans feastate annual Action Planghe
development of an Action Plan is a great opportunity for advocates to participate in planning on a
yearly basis instead of oneeery five years. As a matter of fact, states and local governments are
required to seek citizen participation when writing annual Action Plans.

In general, Action Plans describe activities to take place in the next 12 months and the resources
availabk to carry them out. States and local governments must also summarize citizen comments
and views, and describe their effort to broaden public participation.
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Public Housing Agency Administrative Plan (PHA Plan)

Since 1998 all public housing agencieBi®Rs ) must annually submit a
Department of Housing and Urban Development (HUD). The PHA Plan consists of an outline of
the PHAGs goal s f or t h-yearcompiehangive ylacament descsbingve | |
t he PHAGOGOs saninglswinoome Howseholds and how its public housing capital funds

will be spent. The PHA mustllow for resident and community input and participation, and take

their views into account when developing these plans and policieare not requireadtadopt

any comments from residents or other individuals.

The PHA must announce where its PHA Plan will be available, and conduct a public hearing with
at least 45 days of advance notice. After considering the comments from residents and others, the
PHA must submit its plan to HUD at least 75 days befoeeltbginning of its fiscal year.

HUD will approve a PHA Plan unless the plan is illegal, incomplete, or inconsistent with
information and data available to HUD. Also required under the PHA Plan stathee i
establishment of one or more Resident Advisory Boards composed of public housing residents
and voucher participant$he PHA must consult with its Resident Advisory Board and

include with its PHA Plan a copy of the board's recommendations and desctipn of how

such recommendations were addresse@he PHA Plan approval process is handled by local
HUD offices. Once HUD has approved a PHA Plan, HUD posts the approved PHA Plan on its
PHA PlanWeb site www.hud.gov/offices/pih/pha/approved/

While PHAs are not required to adopt the recommendations of the Resident Advisory Boards or
others, the @inning process is an opportunity for advocates to persuade the PHA to make changes
in its plans or policies prior to submitting them to HUMe most desirable outcomes are likely to
result from the PHA being persuaded that it should change its planboieg@s a result of

comments made at the public hearing or through meetings or other interactions advocates may
have with the PHA during the PHA Plan process.

Housing advocates can obtain a copy of the draft PHA Plan once the PHA makes it aaaithble,
review any background documents that the PHA must make available. Housing advocates can
also participate at the public hearing, and can ask for meetings with the PHA regarding matters
covered by the PHA Plan.
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Qualified Allocation Plan (QAP)

The Lav Income Housing Tax Credit Program requires state allocating agencies to award

Housing Credits to developers according to alfiad Allocation Plan (QAP)Each state's QAP
details these selection criter iomtheeHousimgeCletit as t he
Program will ke utilized to meet these nee@APs generally also include all application

deadlines, fee structures, and application requirements and staha&tdeh Carolina, this

program is administered by the NC Housing Finakhgency (vww.nchfa.conj.

The QAP approval process provides program stakeholders with their best opportunity to influence
the type of housing that is allocated Hous@rgdits within a given stat&dvocates can use the

public hearing or public comment process to encourage the allocating agency to prioritize a

certain type of development (e.g., assuring access to this housing for persons with disabilities) as
well as development icertain underserved locatiorihe pubic nature of the QAP approval

process allows advocates to work with state allocating agencies to ensure that Housing Credits are
being allocated in a manner that will best serve those with the greatest need.

Selection criteria that must be included inadidd QAP under théRS are as followsdevelopment
location, housing needs characteristics, development characteristics (including whether the
development includes the use of existing housing as part of a community revitalization plan),
sponsor charactetiss, tenant populations with special hawgsneeds, public housing wéits,
tenant populations of individuals with childreand projects intended for eventual tenant
ownership.

The intent of a state's QAP is to provide concrete guidance to devedbpeuttifamily rental
housing regarding the type of housing most needed in éatehis general, allocating agencies
create incentives for certain types of housing by ghiog points within their QAPDevelopers
obtain higher scores on their Housinge@it applications as they incorporate more of the priorities
identified by the state.

In North Carolina, asearly every state, the demand for Housing Credits far exceedsttig sta
Housing Credit allowancdhe QAP process allows the state to ensueetérgeting scarce
Housing Credits to bestest its greatest housing neeBlederal law requires that the QAP
prioritize projects serving the lowest income households and will remain affordalbies f
longest period of time.

Some states have othetasides within the Housing Credit Program to encourage the creation

of certain types of housing. For example, since 2004 the NC QAP has included a requirement that
properties developed with Housing Credits target 10% of the total units in the building to
households headed by persons with disabilitthe haveincomes below 30% of area median
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income.More recently, we have made significant increases in the number of units affordable to
extremely low income individuals through the Housing 400 Program ariketh®rogram.

The Housing 400 Program receives funding from an allocation to the NC Housing Trust Fund and
directs all of its funding into the construction or rehabilitation of units designed to serve persons
with disabilities. The Key Program is adminigtéroy the NC Department of Health and Human
Services in partnership with the NC Housing Finance Agency and provides the operating subsidy
for these accessible units so that they are affordable to persons with low incomes.

Continuum of Care

The Continuum bCare (Continuum) process was developed in 1994, so that communities around
the country would use a single, comprehensive planning process when applying for HUD's
McKinney-Vento Homeless Assistance Funding, the primary source of funding targeted to meet
the needs ofdmeless persons and famili@he Continuum of Care is not codified in law, but a
HUD policy directed at bringing all of the community players togetlgavernment agencies,

service providersand advocatespresent when communities creatans and develop programs

to prevent and end homelessness.

The Continuum's goal is to create an annual plan to address homelessness. To do this, the
Continuum must attempt to define the scope of homelessness in its community, develop an
inventory of resarces currently available to address homelessness, and identify gaps in services
and then prioritize unmet needs.

Participation in the Continuum of Care is one of the only ways for advocates to push for their
community to receive federal funding for hogsand supportive services targeted to people
experiencing homelessness. Local bodies that are preparing "Ten Year Plans to End
Homelessness" are also good places for advocates to influence homelessness policy.
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4. ADVOCATE FOR HOUSING POLICY

As mentioned in the Introduction, every resource listed in this Primer exists because housing
advaates fought for its creatioRolicy-making at the state and federal level is where you can
have direct impact on the funding, rulaad policies related toolsing resourceavailable in

your communitylt is important to understand what programs are funded at what levels of
government (most housing funding comes fromféderal level) and where the best opportunities
are to impact how those funds are allechfrules on eligibility, preferences, etc. can be set at the
federal state or locallevel).

There are many other important policy decisions, however, besides pragradimgf Laws can be
changedaround landlord/tenant issues armhsumer protections imome luying and lending for
example.The NC Housing Coalition works hard to stay on top of these policy issues and to keep
our members informed of opportunities for advgyca

We cannot impact picy-making without your helpElected and government ofias must hear
from you if we are to achieve the kind of changes needed to improve housing oppoffamities
persons with disabilitieS.he following housing issues are important in pciegking for persons
with disabilities.

State H ousing Policy

The Geeral Assembly is elected every two years in even numbered years. In their firgtgear
meet for what 6s c affointate Jahuarg until theostatg buSgetdsdinalzedo
and vote to adjourn (usually iate July orAugust but sometime longer). The second yeérey

come back irA p r i | ShioroSessiantoipass a budget update and vote on any bills that passed
one of the two bodies (House or Senate) in the first session

Below are a number of important issues the NC Housing @walitorks on each year in the
General Assembly.

B NC Housing Trust Fund

TheNC Housing TrustFundi s Nort h Car ol i n adesgnated eesourcei gni f i c
for financing affordable housindt. was created by the General Assembly in 1987 to benefit

very low-income households (below 50%akamedian income) and extremely lamcome

households (below 30% afea median income)heHousingTrust Fund is managed by the

North Carolina Housing Finance Agency, a-selpporting public agency, which pays afi

theHousingTr ust Fundés administrative costs.
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North Carolina's Housing Trust Fund is currently being used to build housing for persons with
disabilities, the elderly, and levio moderatancome North Caroliniangt provides funding

for housing tlat serves those leaving homelebkslterdo those entering homeownership for

the irst time.The Trust Fund has improved housing in all 100 North Carolina copatids

has won national awards for its stewardship of state money, all of which is useedor d

bricks and mortar housing cos@urrent Housing Trust Fund resources, howestdl fall far

short of the needlhis effective program needs more money to ensure affordable homes for
persons with disabilities, woirkg families, and the elderlyA substantial commitment of

recurring funds for the N€ousingTrust Fund will help make the dream of affordable

housing a reality for more North Carolinians.

TheHousingTr ust Fund is North Carol iiakt@snam® st f 1| e
homeowership and rental apartments, new construction, rehabilifa@i@hemergency
repairs.TheHousingTrust Fund also provides funds for financing supportive housing for the
homeless, persons with disabilitiend others. In addition, théousingTrust Fundprovides

the stateds | argest source of funds for fina
modifications that allow elderly and leimcome homeowners with disabilities to continue

living in their homes.

B Campaign for Housing Carolina

Due toinsufficient funding for the NC Housing Trust Fund, the NC Housing Coalition

worked with several other statewide organizations including the NC Justice Center, United
Way of North Carolina, NC Coalition to End Homelessness, NC Bankers Association-AARP
NC, ARC d NC, NC Council of Aging, and the NC Housing Finance Agency to create the
ACampaign for Housing Carolina.o

The Campai gnds g oadoccurrsgfunding af $30 midianfer tha NG u a |
Housing Trust Fundt has been endorsed by over 150 orgations and businesses and has
achieved increases in thlusingTrust Fund from $3 million in 2004 %17 million in 2008

The biggest part of thecreasehascome from the creation of the Housing 400 Initiative. This
programinitially received over $0 million in funding to the Housing Trust Fund to create

400 units of rental housing accessible to persons with disabiMiest. importantly, the NC
Department of Health and Human Services also received $1.2 million to fund the Key
Program, which proviels the needed operating subsidy to make these units affordable for
persons with disabilities whose incomes are as low as SSI (Supplemental Security Income).

This Campaign is an ongoing effort and needs your support!
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Support the NC Housing Trust Fund

For additional information and to find out how you can support the NC Housing Trust Fund and the
Campaign for Housing Carolina visit www.housingcarolina.org or call the NC Housing Coalition at
919-881-0707. For more information on the Housing 400 Initiative visit the NC Housing Finance Agency
at www.nchfa.com.

B Home Protection Program

As dscussed in Chapter 4, the Home Protection Program is funded by the NC General
Assembly to provide mortgage assistance and housing counseling services to homeowners
who have lost their jobs due to no fault of their o®@rer the past years, advocates have

pushed hard to keep this program funded and expand the number of counties served. It is now
statewide, and receives $3 million inra@ecurring funding. We will continue to advocate for
expanding the program to include other areas that impact foreclosareassdivorce and

health issues.

B Fair Housing Legislation

Changes to the NC Fair Housing Act can impact housing accesdiiljpersons with
disabilities.Advocates have made several attempts to amenéidhi® include source of

income as a protedeclass for persons with disabilities and seniors, but have notaide to
achieve success y&ur goal is to add this protection, which would allow voucher holders to
rent any market rate unit that is accessible to tigeently, our advocacy effontssulted in

the amendment of the Act to include affordable housing itself as a protected class, which will
make it more difficult for local governments to deny the development of new or repaired
affordable housing.

B Landlord -Tenant Law

There is a largeestion of landloretenant law in North Carolitas g e ner GiMentiset at ut es .
large numbers of persons with disabilities who rent their housing, changes to these laws can
have sigificant impact orr e n tlives. Ghanges in laws can include notice of sdkgposit

rules, fines, housing standardsd landlord requirements.

In 2009, we worked to help pass statewide standards for rental housing. For the first time,
renters across the state have a basis for complaints about housing quality in their units,
regardless of where they live.
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B Manufactured Housing

For many people in rural North Carolina, renting or owning housing means living in a
manufactured or HUode unitin our state, HUBcode housing is regulated by the North
Carolina Department of Insuree, Manufactured Building Divisiorin the past several years,
advocates have worked to pass consumer protections in the sale efddddomes, as well

as tenant protections for those who own their homes but rent their land in park communities.

The Hougng Coalition recently assisted in the conversion of a manufactured home park to a

|l and trust, preserving the residentsd commun:
convert other parks intotenaostwned cooper ati ves t hatandwi | | pr e
allow them to have an asset they can sell if they decide to move.

Federal Housing Advocacy

Since most of the money for housing development comes frofedleeal government, you will
want to pay attention to what is happening in Washindd@in housing policy and add your
voice in areashat have particular
impact in housindor persons with
disabilities.Below are the major
issues under consideration in
housing policy and funding that
impact housing for persons with
disabilities.

Federal Housina Issues

For more information on Federal Housing Issues visit
www.nchousing.org and click on Federal Advocacy.

B National H ousing Trust Fund

The National Low Income Housing Coalition has led a Campaign to establish a National
Housing Trust Fund for several years. Finall)2008 Congrespassed legislation that will
createthe Housing Trust Fundt is important to understarthat advocacy is still needed in
order for the Trust Fund to receive adequate funding.

In order for the National Trust Fund to bring the kind of funding we need here in NC, it must
be funded at $1 billion. It will start out much lower than that, anavilleneed your help in
making the case to Congress as to why more funding will be needed.
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B US Dep artment of Housing and Urban Development (HUD)

HUD is the largest recipient of federal funding for housing. The two most important programs
to focus on dér Federal Housing Advocacy are the Housing Choice Voucher Program (Section
8) andthe funding and rules for Public Housing Authorities.

TheHousing Choice Voucher Progran (Section 8) is funded and regulated by the Section
Eight Voucher Rental Act (SEVRAThis piece of legislation can add more funding for rental
vouchers and change the rules about eligibility, requirements other program rules.

Public Housing Authorities (PHAs) aretasked tgrovidea significant majority of their units

to very lowincomehouseholdghouseholds earning leggan 30% ofreamedianincome).
Because of this, theyjanagesignificantaffordable housing resourcs persons with
disabilities.Funding for PHAs impacts their operating and maintenance budgets which impact
residem quality of life. Also, rules and regulations impact income targeting, planning,
operations, budgetiy and other important issués.the past several yeaRublicHousing
Authorities have been severely undiegnded and face significant difficulties managing and
maintaining their properties.

B US Department of Agriculture (USDA)

Despite being more associated with food and farming, USDA is the largest source of funding
for housing programs in rural areas. They administer programs that provide sdbsédital
housing as well as direct and guaranteed loans for homeownership assistance. Each year
Congress votes on funding and rules for these progndmah are important resources for
increasing housing opportunities in rural areas of North Carolina.
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CONTACTING YOUR LEGI  SLATORS AND FOLLOWING BILLS

To find your NC state legislators and their contact information, visit the General
Assembl yds wWencleg.ndt. ©n thig site, you can also view state bills
and laws and listen to chamber and committee meetings.

To find your federal legislators and their contact information, visit the National
Low I ncome HousiWeapsit€at awww.ntilicony.6Tkey also have
information on current and past federal housing bills and laws.

For information on rural housing legislation and issues, visit the Housing
Assi st ance Welsitemaviv.Fuéathome.org.

To get the latest information on housing related bills in Raleigh and in Washington,
visit the North Carolina Housing Coalition at www.nchousing.org.
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SUMMARY OF STRATEGIC HOUSING PLANS

Plan Name

Overview

Who Submits

Contact Information

Consolidated

A 5-year comprehensive
plan that contains a
housing needs

Any unit of local
government
receiving CDGB,
ESG, HOME, and/or

For more inform
ConPlan, visit the NC Div. of

Community Assistanced $eb
site at www.ncdca.org/plan/

Plan assessment. a 5-vear HOPWA program or call 919-733-2850.
(ConPlan) strateqic Ia,n ang one- funding directly from | Summaries of selected
ear goalg ' HUD. Each state ConPlans are also available on
yearg ' must also submit a HUD6s Web site
ConPlan. www.hud.gov/states.html.
An annual strategic
housing plan that is a For more informn
Annual requirement of the Anv unit of annual Action Plans, you can
. ConPlan. It describes y . visit the NC Division of
Action Plan . . government required . ; A
activities to take place in . Community Assistanced 8Veb
to submit a ConPlan. .
the next 12 months and site at www.ncdca.org/plan/
the resources available or call at 919-733-2850.
to carry them out.
A 5-year comprehensive For more information on PHA
document that describes Plans, contact your local PHA.
Bubli 2Publ|c Housing To find contact information for
ublic gencyos ove . . your | ocal PHA,
Housing Plan | for serving low-income Public Housing Web site at www._hud.aov/
(PHA Plan) and very low-income Agencies . ) WWW.NUG.00V/
families and the activities offices/pih/pha/contacts/
that will be undertaken to states/nc.cfm.
meet the housing needs
of these households.
ﬁguz?r?uallasérgfsgéﬁbin For more information on the
. 9p 9 NC Qualified Allocation Plan,
Qualified how the Low-Income .
. . . . contact the NC Housing
Allocation Housing Tax Credit State Housing Finance Agency at 919-877-
Plan (QAP) Program will be utilized Finance Agencies gency

to meet the housing
needs and priorities of
the state.

5700 or visit www.nchfa.com/
Rental/RD2009gap.aspx and
download the plan.

Continuum of
Care (CoC)

A strategic community-
based plan that
addresses homelessness
and serves as an
application to HUD for
McKinney Homeless
Assistance resources.

While not required
by law, HUD
encourages
communities
seeking McKinney
funding to submit a
plan.

For contact information for your
local Continuum of Care, visit
www.hud.gov/offices/cpd/ho
meless/programs/cont/coc/n
c/index.cfm.
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NORTH CAROLINA A GENCIES & ORGANIZATI ONS

Association of Housing
Counselors c/o

The Affordable Housing Group
1300 Baxter Street, Suite 215
Charlotte, NC 28204

Phone: 704-342-3316

Fax: 704-376-8709
www.affordablehousing

group.org

Center for Responsible
Lending

302 West Main Street
Durham, NC 27701

Phone: 919-313-8500
www.responsiblelending.org

Fannie Mae North Carolina
Partnership Office

112 South Tryon Street
Suite 1100

Charlotte, NC 28284

Phone: 704-344-6960

Fax: 704-344-6970
www.fanniemae.com

Freddie Mac NC Office
132 Copper's Trail
Wilmington, NC 28411
Phone: 910-686-7904
www.freddiemac.com

IDA and Asset-Building
Collaborative of North
Carolina

PO Box 27386

Raleigh, NC 27611

Phone: 919-341-6418

Fax: 919-510-0509
www.ncidacollaborative.org

Legal Aid of North Carolina
Administrative Office

224 South Dawson Street
Raleigh, NC 27601

Phone: 919-856-2564

Fax: 919-856-2120
www.legalaidnc.org

NC Association of CDCs
3109 Poplarwood Ct., Ste. 209
Raleigh, NC 27604

Phone: 919-831-9710

Fax: 919-831-9728
www.ncacdc.org

NC Coalition to End
Homelessness

PO Box 27692
Raleigh, NC 27611
Phone: 919-755-4393

www.ncceh.org

NC Community Development

Initiative Inc.

2209 Century Drive, 2nd Floor
PO Box 98148

Raleigh, NC 27624

Phone: 919-828-5655

Fax: 919-834-8018
www.ncinitiative.org

NC Division of Aging and
Adult Services

2101 Mail Service Center
Raleigh, NC 27699-0443
Phone: 919-733-3983

Fax: 919-733-0443
www.ncdhhs.gov/aging

State and National Affordable Housing

Agenc ies /Organization s Contact Information

NC Division of Community
Assistance

301 N. Wilmington St.

4301 Mail Service Center
Raleigh, NC 27601

Phone: 919-733-4151

Fax: 919-733-0443
www.dca.commerce.state.nc.us

NC Division of Public Health
AIDS Care Branch

1902 Mail Service Center
Raleigh, NC 27699-1902
Phone: 919-733-7301

Fax: 919-733-1020
www.epi.state.nc.us/epi/hiv/aid
scare

NC Division of Vocational
Rehabilitation Services
Community Services Section
2801 Mail Services Center
Raleigh, NC 27699-2801
Phone: 919-855-3579

Fax: 919-733-7968
http://dvr.dhhs.state.nc.us

North Carolina Housing
Coalition

PO Box 347

Raleigh, NC 27602
Phone: 919-881-0707
Fax: 919-881-0350
www.nchousing.org

North Carolina Housing
Finance Agency

Mailing Address:

PO Box 28066

Raleigh, NC 27611-8066
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North Carolina Housing
Finance Agency

Street Address:

3508 Bush Street

Raleigh, NC 27609-7509
Phone: 919-877-5700 or 800-
393-0988; For hearing-impaired
dial 711 for Relay NC Services.
www.nchfa.com

North Carolina Justice Center

224 S. Dawson St.
Raleigh, NC 27601
Phone: 919-856-2570
Fax: 919-856-2175
Www.ncjustice.org

Office of Economic
Opportunity

222 North Person Street
2013 Mail Service Center
Raleigh, NC 27601
Phone: 919-715-5850
Fax: 919-715-5855
www.dhhs.state.nc.us/oeo

US Department of Agriculture
NC State Office

Rural Housing Service

4405 Bland Road

Raleigh, NC 27609

Phone: 919-873-2060

Fax: 919-873-2075
www.rurdev.usda.gov/nc/

US Department of Housing
and Urban Development
Greensboro Field Office
1500 Pinecroft Road, Suite 401
Greensboro, NC 27407-3838
Phone: 336-547-4000;

TTY: 336-547-4054-NC Relay:
711 (Voice/TTY)

Fax: 336-547-4138
www.hud.gov/local/index.cfm?
state=nc

NATIONAL AGENCIES &

Bazelon Center for Mental
Health Law

1101 15th Street, NW

Suite 1212

Washington, DC 20005
Phone: 202-467-5730

Fax: 202-223-0409
www.bazelon.org

Center on Budget and Policy

Priorities

820 First Street, NE, Suite 510
Washington, DC 20002
Phone: 202-408-1080

Fax: 202-408-1056

www.cbpp.org

Consortium for Citizens with
Disabilities

1660 L Street, NW, Ste. 700
Washington, DC 20036
Phone: 202-783-2229

Fax: 202-783-8250

www.c-c-d.org

Corporation for Supportive
Housing

1518 K Street, NW, Suite 206
Washington, DC 20005
Phone: 202-393-1948

Fax: 202-393-4664
www.csh.org

ORGANIZATIONS

Housing Assistance Council
1025 Vermont Ave., N.W.
Suite 606

Washington, D.C. 20005
Phone: 202-842-8600

Fax: 202-347-3441
www.ruralhome.org

National Alliance to End
Homelessness

1518 K Street NW, Suite 410
Washington, DC 20005
Phone: 202-638-1526
www.endhomelessness.org

National Low Income
Housing Coalition

727 15th Street, NW, 6th Floor
Washington, DC 20005
Phone: 202-662-1530

Fax 202-393-1973

www.nlihc.org

Technical Assistance
Collaborative (TAC)

31 St. James Ave., Ste. 710
Boston, MA 02116

Phone: TTY 617-266-5657
Fax: 617-266-4343

www.tacinc.org
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Appendix B: Legal Services in North Carolina

A. Attorneys:

1. Legal Aid of North Carolinai 919-856-2564 1 Provides free legal services to low-income
individuals throughout North Carolina. www.legalaidnc.org

2. Other legal services providers:

a. Asheville/Western NC
Pisgah Legal Services
800-489-6144
www.pisgahlegal.org

b. Charlotte/West-Central NC
Legal Services of Southern Piedmont
704-376-1600
800-438-1254 (Outside Mecklenburg County)
800-247-1931 (Spanish)
www.Issp.org

c. Forsyth, Davie, Iredell, Surry, Stokes, & Yadkin Counties
Legal Aid Society of Northwest NC
910-725-9166
800-660-6663

3. NC Justice Center i 919-856-25701 Provides free legal services to low-income individuals
on issues that impact litigation and policy matters. www.ncjustice.org

B. Fair Housing Investigators:

1. NC Human Relations Commission 1T 919-789-5930 or 866-324-7474 i NC state agency
that investigates complaints of discrimination an:i

C. Governmental Entities:
1. NC Attorney Ge ih@msumérfrotectidnii cO9-716-6000

2. Local Code Enforcement Agencies
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Appendix C:

Human Relations Counci
Paid Staff Contact Information

Is/ICommissions with
(August 2009)

NORTH CAROLINA HUMAN RELATIONS COMMISSION
1318 Mail Service Center
Raleigh, NC 27699-1318
(919) 789-5930
866-324-7474

Ash eville -Buncombe Human Relations
Bob Smith, Director

175 Bingham Rd.

Asheville, NC 28806

(828) 255-5953
RSMITH8483@aol.com

(Buncombe County)

Charlotte -Mecklenburg Community

Relations Department

Willie Ratchford, Director

606 E. Trade St.

Charlotte, NC 28202

(704) 336-2195

wratchford@ci.charlotte.nc.us

(covers Mecklenburg County except townships)

Cabarrus County Human Relations
Council

Andy Simmons, Director

16 Church Street North East
Concord, NC 28025

(704) 795-3537
www.cbc-cabarus.org

Duplin Co unty Human Relations
Warren Helper, Director

310 West Main Street

Wallace, NC 28466

(910) 296-2193
warren.helper@nc.usda.gov

Durham Human Relations
Yvonne Pena, Director
101 City Hall Plaza
Durham, NC 27701

(919) 560-4107
Ypena@ci.durham.nc.us
(covers Durham city only)

Fayetteville Human Relations
Ron McElrath, Director

City Hall-433 Hay Street
Fayetteville, NC 28301
(910) 433-1696
rmcelrath@ci.fay.nc.us

Gaston County Human Relations
PO Box 1578

Gastonia, NC 28053-1578
(704) 866-3692

Goldsbor o Community Affairs
LaTerrie Ward, Director

PO Drawer A

214 North Center Street
Goldsboro, NC 27530

(919) 580-4359
jward@ci.Goldsboro.nc.us

Greensboro Human Relations
Anthony Wade, Director

PO Box 3136

City-County Complex

1 Governmental Plaza
Greensboro, NC 27834

(336) 373-2038
john.shaw@greenshboro-nc.gov
(covers city limits of Greensboro)

Greenville Human Relations
Cassandra Daniels, Director
PO Box 7207

Greenville, NC 27835

(252) 329-4494
cdaniels@greenville.gov
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High Point Human Relations
Alvena Heggins, Director
PO Box 230

High Point, NC 27261

(336) 883-3124; al.heggins@highpoint.nc.gov

Lexington Human Resources
Jean Thompson, Director
28 West Center Street
Lexington, NC 27292

(336) 248-3955; jeant@lexingtonnc.net

Lumberton Human Resources
Departme nt

Laney Sapp, City Clerk

501 East 5" Street

Lumberton, North Carolina 28359
(910) 671-3807
Isapp@ci.Lumbertin.nc.us

Wilmington -New Hanover Human
Relations

Carl Byrd, Director

County Administrative Building
801 Princess Street, Suite 101
Wilmington, NC 28401-4026
(910) 341-7171
cbyrd@nhcgov.com

(covers New Hanover County)

Orange County Human Relations
Shoshanna Smith, Director

501 W. Franklin St. Suite 104
Hillsborough, NC 27516

(919) 960-3875
shsmith@co.orange.nc.us
(covers Orange County)

Raleigh Human Resources Division
Hardy Watkins, Director

PO Box 590

Raleigh, NC 27603

(919) 831-6101
hardy.watkins@ci.raleigh.nc.us

Rock y Mount Human Relations
Loretta Braswell, Director

PO Box 1180

Rocky Mount, NC 27802

(252) 972-1181;
braswelll@ci.rocky-mount.nc.us

Salisbury Rowan County
Human Relations Commission
Melissa Taylor, Staff Director
132 N. Main Street
Salisbury, NC 28144

Office (704) 638-5229
mtayl@salisburync.gov

Wilson Human Relations
Veronica Creech, Director
PO Box 10

Wilson, NC 27893

(252) 399-2308

Winston -Salem Human Relations
Wanda Allen-Abraha, Director

PO Box 2511

Winston-Salem, NC 27102

(336) 727-2429

(covers city of Winston-Salem only)
wandaea@cityofws.org
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