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FY2023-24 GASTONIA-GASTON HOME CONSORTIUM 

 MULTI-FAMILY HOUSING 

REQUEST FOR PROPOSALS 

 

Date: Thursday, March 7, 2024 
 

 

The City of Gastonia, as lead entity for the Gastonia-Gaston HOME Consortium, is 

accepting proposals to include funding requests for HOME Investment Partnerships 

Program funds to be used in the development of Multi-Family Housing (MFH). 

Available funding for the current program year is $375,000, and is provided by the 

U.S. Department of Housing and Urban Development (HUD).  The City of 

Gastonia reserves the right to reject any and all responses to this RFP. 

 

 

Questions concerning this document may be directed to: 

 

City of Gastonia 

Danette Dye, Director  

Housing and Community Engagement Department 

PO Box 1748 

150 S. York Street – 2nd floor 

Gastonia, NC  28053-1748 

(704) 866-6758 

danette.dye@gastonianc.gov  

 

 

mailto:danette.dye@gastonianc.govm
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FEDERAL REGULATION REFERENCE 

The City of Gastonia developed this policy in accordance with the HOME Investment Partnership 

Program Regulations located at 24 CFR 92, and in accordance with the 2013 Final HOME Rule. 

 

OBJECTIVE 

It is the goal of the City of Gastonia to partner with community agencies, developers and 

contractors to create, develop and construct affordable, multi-family housing units.  Priority is 

given to those parties approved by the North Carolina Housing Finance Agency through use of is 

Low-Income Housing Tax Credit which provides multiple funding sources and subsidy layering as 

an integral part of the HOME funds match requirement.   This feature allows for the opportunity to 

create as many affordable housing units as feasibly possible while incorporating other sources of 

available funding.  Activities/projects may be new construction or rehabilitation.  Evaluation of 

eligible proposals will be evaluated by 

1.  HOME Underwriting criteria as outlined in 24 CFR 92 and 

2.  Score ranking of applications that meet the underwriting criteria. 

See CRITERIA FOR ELIGIBLE SUBRECIPIENTS for details. 

 

FUNDING SOURCE(S) 

HOME Investment Partnership Program (HOME) Funds are received from the U.S. Department of 

Housing and Urban Development (HUD), and are used toward the production of affordable 

housing units.  Low-Income Housing Tax Credit will be used in accordance with other funding 

sources to create as many affordable housing units as feasibly possible. Other eligible sources of 

funding used for affordable housing may include City of Gastonia General Funds and Community 

Development Block Grant (CDBG) Funds. 

 

North Carolina Housing Finance Agency’s Tax Credit are 4% or 9% tax credits operated 

through the federal tax code and are administered through the state. They are authorized 

through the Tax Reform Act of 1986.    
 

DEFINITION(S) 

For the purposes of this policy, the following items are defined: 

 

Multi-family housing is defined as and consists primarily of rental housing properties with five (5) 

or more dwelling units such as apartments and town-homes, however may be inclusive of other 

development types. 

 

Affordable housing in relation to the individual or family specifies that housing costs encompasses 

no more than 30% of the household income of an individual or family.  

 

Affordable Housing Unit(s) is defined in correlation to Fair Market Rent Limits, and is a housing 

unit that does not exceed 60% of low HOME rent limits. Fair Market Rents are established by 
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HUD each year, and current limits are available at: 

https://www.hudexchange.info/programs/home/home-rent-limits/.    

 

RENT REQUIREMENTS 

In rental projects with five or more HOME-assisted rental units, twenty (20) percent of the HOME-

assisted units must be occupied by very low-income families and meet one of following rent 

requirements: 

Rent Limits 

1. The rent does not exceed 30 percent of the annual income of a family whose income equals 

50 percent of the median income for the area, as determined by HUD, with adjustments for 

smaller and larger families. HUD provides the HOME rent limits which include average 

occupancy per unit and adjusted income assumptions. However, if the rent determined 

under this paragraph is higher than the applicable rent under 24 CFR 92.252(a), then the 

maximum rent for units under this paragraph is that calculated under 24 CFR 92.252(a).  

2. The rent does not exceed 30 percent of the family's adjusted income. If the unit receives 

Federal or State project-based rental subsidy and the very low-income family pays as a 

contribution toward rent not more than 30 percent of the family's adjusted income, then the 

maximum rent (i.e., tenant contribution plus project-based rental subsidy) is the rent 

allowable under the Federal or State project-based rental subsidy program.  These income 

limits are established annually by HUD for the Metropolitan Statistical Area (MSA) or 

county.   

 

CRITERIA FOR ELIGIBLE SUBRECIPIENTS 

Agencies may request funding from the City of Gastonia.  Upon review and final approval of the 

Community Services Director, parties submitting projects for review may be deemed eligible for 

assistance should the following criteria be met, and provide all information in writing: 

 

A.  ENTITY 

1. Must have experience in developing affordable housing 

2. Must have adequate financial capability and project management  

3. May not be listed on the federal registry (currently located at 

https://www.sam.gov/SAM/pages/public/searchRecords/search.jsf)  to be excluded 

from receiving federal funds. 

4. Must have a viable project that meets the criteria of affordable housing.  

5. Funding is subject to the availability of funds. 

6. The requesting party must meet all regulations in accordance with the HOME 

Program as prescribed at 24 CFR 92. 

7. Provide other sources of project funding which may be leveraged with HOME 

funds. 

https://www.hudexchange.info/programs/home/home-rent-limits/
https://www.sam.gov/SAM/pages/public/searchRecords/search.jsf
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8. Party must enter into a written agreement with the City of Gastonia for any HOME 

funds requested. 

9. Must have conducted a market assessment to establish need for the project 

10. Must note and gain approval of any potential conflicts of interest in relation to the 

City of Gastonia or the project 

 

B. PROJECT 

1. Project must be properly vetted and cleared through the Environmental Review 

process.  Staff will determine the responsible party for this aspect of the project. 

2. Requestor must submit the following documents for examination by City staff:  

a. project sources and uses,  

b. cost and profit reasonableness,  

c. market demand,  

d. developer experience and capacity,  

e. projected profit and return of the developer and  

f. financial commitments.  

      Note:  Other funding sources must be compatible with HOME Program. 

3. Project must be self-sustaining and documentation must substantiate and support 

such claims. 

4. Project must meet and not exceed applicable subsidy layering requirements.  

Current HOME subsidy limits are set at: 

https://www.hudexchange.info/resource/2315/home-per-unit-subsidy/ .  (Note:  

Layering with other federal funds must be taken into consideration to ensure that 

all federal requirements are satisfied.) 

5. Provide the appropriate number of fixed or floating HOME units, based upon 

project size. 

6. Meet the applicable affordability period as established by project type. 

7. IF LIHTC Funds are involved, the project must be compliant with HOME and 

LIHTC rules 

8. All costs must be designated as eligible uses under the HOME Program 

9. Have a written marketing plan in place 

10. Identify all entities and staff involved, and outline each parties designated role in 

the project 

11. Must meet the applicable property standards for new construction (North Carolina 

Building Code) or rehabilitation (current standards in place for the City of 

Gastonia – see Community Development Policy Manual:  Rehabilitation 

Standards) 

12. The goal of the City is to help facility housing opportunities that include all 

segments of the community.  Funding priority is given to projects that include in 

the development plan performa and accept Section 8 Housing Choice Vouchers 

(HCV) for its multi-family housing projects. 

https://www.hudexchange.info/resource/2315/home-per-unit-subsidy/
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C. RANKING/SCORING COMPONENT 

The following criteria will be used to evaluate development proposals. The relative 

importance of the evaluation criteria attempts to track the evaluation criteria of the 

NCHFA as well as Gastonia’s housing goals. The probability of the project closing 

is an important criterion. The location of the site, the quality of the proposed 

improvements, the population being served, the financial strength and the 

capability of the developer.  

 

 

EVALUATION TIMELINE  

 

Timeline Action 

Thursday, 

March 7, 2024 

Issue Request for Proposals to Developers 

Friday,  

March 22, 2024 

NCHFA notification of Site Score and Market Studies 

Wednesday,  

April 10, 2024 

4:00 pm 

Proposal submission deadline. Proposals must include site and 

market scores. 

April 10– 12, 2024 Staff reviews and evaluates proposals for HOME funds 

April 15– 18, 2024 Committee Members receive the critical information from the 

application along with the scoring sheet for all applications that 

meet the minimal requirements 

Wednesday, 

April 24, 2024 

Notification to applicants that meet minimum requirements 

Wednesday, 

 April 24, 2023 

Update to Gastonia City Council Committee of applicants that 

meet minimum requirements 

Friday, 

May 10, 2024 

Full Application due to NCHFA  

Aug 2024 NCHFA Notification of Awards 

Tuesday, 

September 17, 2024 

The recommended project’s information is sent to Gastonia City 

Council for final approval and letter of support 

Wednesday, 

September 20, 2024, 
or shortly thereafter 

City staff awards HOME Investment Partnership Program funds to 

eligible entities 
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All application requests for funding must comply with the terms as listed above, undergo 

and meet the approval conditions of the underwriting review (Appendix A:  HOME Multi-

Family Underwriting) and must have the final approval of the Director and/or 

Administrator. 

 

Minimum Threshold Requirements 

 Application was submitted by the established deadline  

 Project address one or more of the priorities identified in the 2020-2024 Consolidated Plan  

 Funding is for an eligible project  

 NCHFA Site Score: ________ 

 NCHFA Market Score: ________ 

 Inclusion of Extremely Low-Income Housing Units and Acceptance of Housing Choice 

Vouchers (HCV) 

 

Population Related 

1) Income Targeted (25 points) 
What income range(s) will the proposed project serve? If serving multiple ranges, score may be 

prorated by unit count. 

 30% and below AMI 

(25 points) 

 31-50% AMI 

(15 points) 

 51-80% AMI   

(5 points) 

 

Points Allotted: _____ /__25__ 

 

 

 

2) Inclusion of supportive services appropriate for clientele (20 points)  
(Low-income seniors, Persons w/Disabilities, Veterans, Individuals or Families Experiencing 
Homelessness, Section 8/Housing Choice Voucher Holders, Victims of Domestic Violence) 

 

 4 or more of the various support services are available through project  

(20 points) 

 1-3 of the various support services are available through project  

(10 points)  

 

 No support services and disability services not available on site  
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(0 points) 

 

Points Allotted: _____ /__20__ 

 

 

3) Long-term Affordability (30 points) 
If applicable, does the project provide for long-term affordability? 

 

 Rental units serving 30% AMI or below, affordable for more than 30 years  

(30 points) 

 

 Rental units serving 31-60% AMI, affordable for more than 30 years  

(25 points) 

 

 Rental units serving 30% AMI or below, affordable for 30 years  

(15 points) 

 

 Rental units serving 31-60% AMI, affordable for 30 years  

(10 points) 

 

 Not applicable based on project type (does not bring new units to the market)  

(0 points) 

 

Points Allotted: _____ /__30__ 

 

Aesthetic Related (25 points)          

4) Preliminary Design            (10 

points)  

The building design and use are compatible with the surrounding environment and existing 
neighborhood with appropriate vehicular and pedestrian connections to nearby amenities  

 
 Preliminary design of the development continues the aesthetic of the community and 

adds/continues vehicle and pedestrian connections  

(10 points) 

 

 Preliminary design of the development continues the aesthetic of the community but 

does not add/continue vehicle and pedestrian connections    

(5 points) 

 Preliminary design of the development does not continue the aesthetic of the 

community and does not add/continue vehicle and pedestrian connections   

(0 points) 
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5) Architectural Appeal (10 Points) 
The overall building design is aesthetically pleasing and well thought out and is characterized 
as possessing “architectural appeal” with material selections that are of good quality, 
designed for normal maintenance and can be expected to perform well over the long term.  

 

 The design of the development possesses the “architectural appeal” of the community 

and materials are of quality and sustainable   

(10 points) 

 

 The design of the development is slightly below in “architectural appeal” but the 

materials are of quality and sustainable  

(5 points) 

 

 Both the design and material are below quality  

(0 points) 

 

6) Site Development (5 Points) 
The site is suitable for the proposed development without additional major geotechnical, 
environmental, or utility infrastructure expenditures  

 

 Building site is up to code with no additional major geotechnical, 

environmental, or utility infrastructure expenditures 

(5 points) 

  

 Building site is up to code with 1 or less additional major geotechnical, 

environmental, or utility infrastructure expenditures 

(3 points) 

  

 Building site is up to code with 1 or more additional major geotechnical, 

environmental, or utility infrastructure expenditures 

(0 points) 
 

Points Allotted: _____ /__25__ 

 

 

7) Proximity to community features such as schools, bus stops, health care services, grocery 
stores, drug stores and the like (20 points)  
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 Within 2.5 miles of various community features  

(20 points) 

 

 Within 3 miles of various community features 

(15 points) 

 

 Within 3.5 miles of various community features 

(10 points) 

 

 Within 4.5 miles of various community features 

(5 points) 

 

Points Allotted: _____ /__20__ 

 

Developer Related 

8) Experience of the Development Organization with Key Personnel (15 points)  

a) Capacity and experience of the development team is comparable with size of similar 

projects  

 

 Development team size and experience are at or above standard 

(5 points) 

 

 Development team size is standard but experience below standard 

(3 points) 

 

 Development team size and experience are both below standard  

     (0 points)       
 

b) Developers with prior experience with the City of Gastonia will be evaluated on those 

experiences. Developers without previous experience with the City will be asked to 

provide references from other government agencies.  

 

 Previous development experience with the City of Gastonia  

(5 points) 

 

 Previous development experience with other local municipality  

(3 points) 

 

 No previous municipal development experience    

(0 points) 
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c) Capacity and experience of the property management company with comparable size and 

type of projects evidenced by occupancy levels, maintenance and repair of existing rental 

units, compliance with federal requirements and record keeping and reporting.  

 

 Property management company with proven experience with     developments 

of like size  

(5 points) 

 

 Property management company with proven experience but developments of smaller 

size 

(3 points) 

 

 Property management company with no comparable experience  

(0 points) 

 

Points Allotted: _____ /__15__ 

 

9) Agency Capacity/Experience (15 points) 
Experience in property management, housing rehabilitation, and construction (housing 

rehabilitation) or construction management.  

 

 More than 3 years of experience in all of these categories 

(15 points) 

 

 More than 3 years of experience in any of these categories 

(10 points) 

 

 More than 2 but less than 3 years of experience in any of these categories 

(5 points) 

 

 Less than 2 years of experience in any of these categories, if above doesn’t apply 

(0 Points) 

 

Points Allotted: _____ /__15__ 

 

 

10) Financial Feasibility, Cost Effectiveness, Leveraging, and Development  

(15 points)  
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a) Project is financially feasible and cost effective with a high probability of moving 

forward (commitments from other funding sources, appropriate debt coverage ratio, 

affordable rents, income clientele, etc.)  

 

 Preliminary design of the development continues the aesthetic of the community but 

does not add/continue vehicle and pedestrian connections    

(5 points) 

 

 Budget appears to be reasonable and cost are consistent with the activities to be 

undertaken    

(3 points) 

 

 Budget does not appear to be reasonable and cost are not consistent with the activities 

to be undertaken    

 (0 points)  

 

b) Project costs per square foot (excluding land) in addition to costs per bedroom are 

reasonable, as compared to similar projects  

 

 Square footage is standard with developments currently in the area 

(5 points) 

  

 Square footage is more expensive than developments in the area  

(3 points)  

 

c) Amount of city subsidy per unit, as compared to similar projects funded by the City  

 

 Amount of city subsidy per unit is standard or below with current or previously funded 

projects 

(5 points) 

 

 Amount of city subsidy per unit is above standard with current or previously funded 

project  

(3 points)  

 

Points Allotted: _____ /__15__ 

 

11) Leveraging (25 points) 
To what degree does the proposed project include other sources of funds? 

 

 Leverage is 3:1 or greater  
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(25  points) 

 

 Leverage is at least 2:1 but less than 3:1  

(20  points) 

 

 Leverage exceeds 1:1 but is less than 2:1 

(15  points) 

  

 Leverage is 1:1 or less  

(10 points) 

 

 No leveraging  

(0 points) 

 

Points Allotted: _____ /__25__ 

 

12) Preliminary Site Development (15 points)  
Demonstrated site control or an executed Option to Purchase contract if ownership is not 

controlled at the time of the submittal 

 

 Site Controlled      

(15 points) 

 

 Option to Purchase Contract  

(10 points) 

 

Points Allotted: _____ /__15__ 

 

 

13) Project readiness (10 points)  

 

 Applicant has current funding allocation and is on track for completion as proposed 

with no performance concerns  

(10 points)  

 

 Current funding allocation but with project delays  

(5 points)  

 

Points Allotted: _____ /__10__ 
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14)  Bonus Points- Inclusion of Extremely Low Income Housing Units and Acceptance of 

Housing Choice Voucher (HCV) (15 points) 

 

 Inclusion of extremely low income units and Acceptance of Section 8/Housing 

Choice Voucher 

 

 

 

Total Points Allotted: _____ /__230__ 
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TIEBREAKER CRITERIA 

(The following will be used to award development applications in the event that final scores of 

more than one project are identical) 

 

TIEBREAKER 
1st Tiebreak The project with the highest project location score 

2nd Tiebreak The project with the highest design score 

3rd Tiebreak The project with the highest targeted income score 

 

 

COMMUNITY HOUSING DEVELOPMENT ORGANIZATION 

For those parties seeking qualification as a Community Development Housing Organization 

(CHDO) for CHDO set-aside funding, see also:  Community Development Policy Manual:  

requirements for Community Housing Development Organization (CHDO)/Monitoring.  

 

CONSTRUCTION TIMELINE 

Properties must be constructed or rehabilitated within one (1) year of funding commitment.  

 

EVALUATION PROCESS 

All application requests for funding must comply with the terms as listed above, undergo and meet 

the approval conditions of the underwriting review (Appendix A:  HOME Multi-Family 

Underwriting) and must have the final approval of the Director and/or Administrator.    

 

APPENDIX A 

HOME Multi-Family Underwriting (Attached as part of this policy, and is 25 pages. 

 

POLICY CONFLICT 

In the event any portion of this policy is in conflict with the regulations established at 24 CFR 92, 

then the regulation will take precedence. 

 

 

-END- 
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APPENDIX A 
HOME Multi-Family Underwriting 
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