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MINUTES
May 27, 2026
SECOND MONTHLY MEETING OF THE CITY COUNCIL
HENDERSONVILLE HOUSING SUMMIT
HENDERSONVILLE HIGH SCHOOL AUDITORIUM | 1 BEARCAT BLVD. | 5:30 p.m.

Present: Mayor Pro Tem Dr. Jennifer Hensley and Council Members Lyndsey Simpson, Melinda
Lowrance and Gina Baxter

Staft Present:  City Manager John Connet, Deputy City Manager Brian Pahle, City Clerk Jill Murray, City
Attorney Angela Beeker, Assistant City Manager Public Services Brent Detwiler, Budget &
Evaluation Director Adam Murr, Management Analyst Jenny Floyd, Communications
Director Allison Justus, Communications Coordinator II Brandy Heatherly, I'T Manager Jay
Heatherly, Fire Chief Justin Ward, Community Development Director Lew Holloway,
Planner Sam Hayes, City Engineer Brendan Shanahan, and Police Chief Blair Myhand

Absent: Mayor Barbara G. Volk

1. CALL TO ORDER

Mayor Pro Tem Jennifer Hensley called the meeting to order at 5:30 p.m. and welcomed those in
attendance and a quorum was established.

2. PRESENTATION

A. Hendersonville Housing Summit — Mayor Pro Tem Jennifer Hensley, Council Members,
Lyndsey Simpson, Melinda Lowrance, Gina Baxter, and City Attorney Angela Beeker

Jennifer Hensley began by welcoming everyone and thanking Hendersonville High School and
Henderson County for the use of their facility. Each of the women then took turns speaking about
the PowerPoint.

Hendersonville Housing Summiit

HENDERSON COUNTY
PUBLIC SCHOOLS

H Hendersonville
S High School
Si necesita servicios
de interpretaciodn,
por favor visite

la mesa de True Ridge
al frente del auditorio.
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Brief History of the Strategic Housing Plan

Strategic
Housing Plan
Steering
Committee
Established
March 2024
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A short video from Shane Phillips was played.

Message from
Shane Phillips
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A short video from Patric Bowen was played.

Message from
Patrick Bowen

Hendersonville Housing Summit
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The City of Hendersonville
Strategic Housing Plan

Key Terms

Area Median Income Categories

Below 30% AMI

30-

60% AMI

Category
Three

60-80% AMI

indicating that housing income is less than 80% AMI.

Category
Four

80-120% AMI
Workforce

ding rent or

50% is

earn more
of AMI (for

AMI. Note:
ogether,

Asheville MSA — Area Median Family Income 2026

Category 1

Category 2

Category 3

$103,200

HUD Income Limits 2026

FY 2026 Income One Two Three Four Five Six

Limit Category Person Person Person Person Person Person
Family Family Family Family Family Family

%"e"f Low | 91500 | 24,600 | 27.650 | 33,000 38,480 44,360

Incoe Limits ($)

Very Low YW0%)

IncomeN(?pj 35,850 | 40,950 46,050 51,200 55,300 59,400

Low (80%) Incol

Limits ($) 57,350 65,550 73,750 81,900 88,500 95,050

https://www.huduser.gov/datasets/il/il2026/summary?reporttype=county&year

=2026&counties=3708999999&states=37&g=Henderson%20County,%20NC
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November 18, 2024

Housing Needs
Assessment

Strategic Housing Plan Steering Committee

ﬁUNC SCHOOL OF GOVERNMENT
LL Development Finance Initiative

Housing need is both and quality

E—
Households have housing need if housing-related Households have housing needs if they live in
expenses are poor quality or overcrowded housing.
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Housing-related expenses
include rent or mortgage
payments, plus insurance,
and utilities.

Rents among Class A & B properties
increased 25% post-COVID

Average rent by building type among market-rate multifamily properties in Hendersonville
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$1,800 Rents among Class A & B properties
$1,512 increased 25% post-COVID and are
$1,500 affordable to households making over
80% AMI.
$1,200

es have

Rents among Class C properti

$865
$900 not increased as quickly, but likely have
__,‘_//”_. challenges with quality and safety
$600
$300
$0

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
YTD
Source: CoStar
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The median Class C rental unit is
nearly 50 years old

I
Average rent by building type among market-rate multifamily properties in Hendersonville
$1,800
$1,512 The median year built of Class A & B
i units is 2004...
$1,200
$865 ...while the median year built of
900 //o Class C units is 1976.
$600

Despite large differences in quality,
$300 the vacancy rate among both
property types is 3%.

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
YTD

Source: CoStar

Housing Needs in Categories 1,2 and 3

Individuals ( Families ( Individuals

over 62 younger than 62 younger than 62
825 550 500
Households with Households with Households with
housing needs housing needs housing needs

\ S4% ) \ 92% ) \ 92% /
Renters Renters Renters

3,000 7,000 10,000
Units Units Units
Current unmet demand + Future demand over the » Total demand over the
based on recent next five years based on next five years
household growth projected household
growth

Need for at least 2,200 units
affordable to LMI households
in City of Hendersonville

Strategic Housing Plan Organization

The Strategic Housing Plan is
a 5-year plan.
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Values

The Four S’s

The City of Hendersonville Strategic Housing Plan
Vision Statement

We envision acommunity where everyone has asafe, stable, and
affordable place to call home - where people take pride in where
they live, where individuals from diverse backgrounds live
harmoniously, and where a variety of housing options exist to
meet the full spectrum of community needs.

Strategic Housing Plan - Goals

Goal 1: The City will grow its percentage of
households to 18% of Henderson County's Goal 2: The City of Hendersonvile
Total Households over the next 5 years. To accommodates 2,200 units for Category 1.2,
achieve this, the City will accommodate and 3 households over the next 5 years.
3,047 units of the projected additional 4,300 (Subsidy)
Units needed. (Supply)

Goal 4: The City of Hendersonville will
Goal 3: At least 45% [or 990) of new maintain an average :]nnuc:l_vc:ccm::y rate
of 6% amongst rental housing and 3%
amongst for sale housing in. grder fo have
an adequate supply of housing at all
income levels. (Supply)

Category 1.2, and 3 housing units shall be
owner-occupied. (Stability)

Goal 5: The City of Hendersonville
incorporates fransparency, public education
and community feedback in each of its
housing endeavors. (System)
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Strategic Housing Plan — Objectives

Variety of Housing i manently Affordable
Options Preserve Community solutions

~%----*-rDiscourage
ment; Mixed

Prioritize Naturally L s
Communities

Affordable Housing

Prioritize Mixed Use and
Mixed Income Multifamily

Catastrophic Events L .
Displaced Housing Preserve Existing Housing

. Stock
Solutions srdable housing.

Support Local
Construction Industry Public and Private

Encourage Younger Partnerships

their household income. Generations to Stay and

13. Support state and federa Thrive the City with more flexibility to

meet the housing needs of o
14. Build community s u

15. Support Local Cons Infill Housing

l Build Community Support
Federal and State

Legislation

Strategic Housing Plan
Strategies and Actions

Strategy Actions

tfem

Ml Establish a community land trust

rity

Coamriacnity Lare! Trust (CLT): A nronprcfit that owns land permanently and sells or rents the homes
cr it at res'ricted, affcrdable prices. Resale rules keep homes affordable for the next buyer.
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Strategic Housing Plan — Strategies and Actions

Develop a community engagement tool to allow allow
rXill neighborhood feedback and input regarding proposed ng
housing solutions
g
d tax

I Produce an annual report detailina housing

’ - exempfion opportunities

Develop [ Establish and track measurable goals to demonstrate b with
commuri progress towards the City’s vision for housing tion,
city

build pu

T
Establish and track measurable goals fo

yA ¥ demonstrate progress towards the City’s vision for
housing

Strategic Housing Plan —Strategies and Actions

Increase allowable density ‘

I
m Reduce dimensional standards

‘h asa

0

Establish affordable housing Incentives such as a

density bonus, height bonus, etc.

h as

centives for

long tferm rentals

Zoning
ordinance amendments

related to housing
Permit more housing types such as

manufactured housing or tiny homes on wheels

Strategic Housing Plan —Strategies and Actions

AN Reduced approval timelines

I‘il Increase efficiency

Improve city policies
& processes
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Strategic Housing Plan —Strategies and Actions

Stra
Update minimum housing code

Identify opportunities for incentives for Category
1,2, and 3 housing

Evaluate other ordinance
requirements

Strategic Housing Plan —Strategies and Actions

Hire a certified HUD Housing Counselor/ Housing
Coordinator nselor/ Housing

)]

||
o - Establish a City clearinghouse for housing

Track development trends and key performance ‘
indicators ’e

Build the internal cap
city to provide and su
housing solutions

Strategic Housing Plan —Strategies and Actions

Strategy Actions

_ Dvirem tmimtlisr ~Aarmaraimibo s baee + hrOUgh

ared
Compile a community character map to guide the
(AN implementation of housing solutions within that
community
D guide the
ithin that

Perform community character -
mapping for different
communities within the city



SECOND MONTHLY MEETING MAY 27, 2026 VOLUME 30 PAGE
HENDERSONVILLE HOUSING SUMMIT

Strategic Housing Plan —Strategies and Actions

Xl Leverage public and private grant opportunities -
rant opportunities

m Establish ahousing bond

m Public and private grant funding for bricks and

B e T e

Increa se fun
capaci ty Establish a housing bond

Strategic Housing Plan —Strategies and Actions

Develop low-interest loan options in partnership s such as down payment

with other public and private agencies

J

opfions in partnership with
encies

Implement indi
assistance prog
Categories 1,2 a
households

i

Todiness

Increase owner-occupied rehabilitation assistance

through CDBG-NR and other programs nee

Strategic Housing Plan —Strategies and Actions

Establish low interest loans for homeowners to 5 support services in
build ADUs or RPFL/SLs rented/sold to E
Category 1,2, or 3 households

nprofit agencies
ns for homeowners to build
d/sold to Category 1,2, or 3

\ ) |

Leverage public
private partners

i

LA B Develop pre-approved ADU building plans
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Prioritization Timelines

Short-Term* Mid-Term* Long-Term*
1-2 years 3-4 Years 5 Years

i

*Indicates timeframe within which work will begin

Strategic Plan Implementation

Community Land Trust
Housing Dashboard

Grant Funding
Zoning Changes

Strategic Housing Plan Implementation
Community Land Trust
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Strategic Housing Plan Implementation

Housing Dashboard
This report was last updated

y of Hendersonville - Strategic Housing Report on: 2172026

Welcome to the City's Housing Report! The report details various aspects of the City's housing
initiatives. Click on the banner to navigate to the section you are interested in. Use the H button in the
top left of each page to return home.

Supph
KPIs Housmg_, > Trust
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Strategic Housing Plan Implementation
Housing Dashboard (x2!)

How are we tracking across the entire COH Strategic Plan? & COH Strategic Plan - % Complete (all goals)

oot 2 0%
. 51%)
° 13%)
@) 64.37% k
®Cuncend 5 ¢ o o

% Last updated on 09/30/2025
Move from baseline of 0% to target of 100%

,.‘ 61.88% .,‘ 87.51% B ,,\‘ 53a7% B ,,‘ 63.67% Ruoy ‘ 67.14%
2025 [ /2025 L 2025

Maove from baseline of 0% ‘Move from baseline of 0% Move from baseline of 0% mummo\ frunmeimolm.
10 target of 100% totarget of 100% totarget of 100% totarget of 100%

et Perke
I
’ l 0, f Qo l 6 o,
ol aseax B ~H81.5%" . -1 39% W, ol ea7sx W . 077.5%".
27 A 2038 2075 2025 2025

0% o8
totargetof 100% totarget of 100% totarger of 100% totarget of 100% totarget of 100%

Strategic Housing Plan Implementation
Grant Funding Overview

Our State Our Homes —UNC Across 100 - $17,000, $5,000
Total Grant
Funding to

Date: Apple Ridge - $800,000 for infrastructure improvements (ARP)

CDBG —NR, 2020 - $750,000, 2024 - $1,312,710

$3.9 Million Dogwood Grant #1: Housing Plan - $100,000

Dogwood Grant #2: Housing Initiatives (Trust) - $1.5 Million

Grey Mill: $600,000 to put towards housing initiatives

CDBG-DR: TBD
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Flag Lots

Increased density for homes <1200
sq. ft. (0.5 units)

Reduced setbacks

/12 Qo T D TR RN | =i
STRATEGIC HOUSING PLAN
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Summit Agenda
Strategic Housing Plan
Feedback Survey
Subscriber Portal

publicinput.com/HousingSummit2026

A 15-minute video by Nick Lucey of the Lucey Agency was played interviewing local residents on
their thoughts on housing issues.

City Manager John Connet introduced Robert Hooper of WNC Source, Madeline Offen of Pisgah
Legal, Connie Steward of the Housing Authority and Margaret Lebeck of the Housing Assistance
Program. They each briefly introduced themselves and explained what they do to help with housing
in Hendersonville.

There was 15 minutes allotted for questions from the audience.

City Manager Connet thanked everyone for coming and he thanked staff for all their hard work thus
far and said that the city will be hiring HUD Housing Specialist in the coming budget year.
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3. ADJOURN

There being no further business, the meeting adjourned at 6:55 p.m. upon unanimous assent of the
Council. No further action was taken.

Jennifer Hensley, Mayor Pro Tem
ATTEST:

Jill Murray, City Clerk



