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A decade ago, there were over 800 chronically homeless neighbors that had been living on the streets of Charlotte for 
between two and twenty-five years. 10 years later, through a variety of community efforts, over 1,000 of our 
chronically homeless neighbors have been housed – but about 400 remain, because as Charlotte has grown, so has 
this segment of our population.   
 
With this success, why not finish the job? The two biggest obstacles to adding more Permanent Supportive Housing 
(PSH) have been formidable - raising enough capital to fully purchase or develop more housing and seed a 
sustainability fund, and procuring enough Section 8 vouchers to fund operations, which are used along with the 
sustainability fund to pay for program operating expenses.  
 
Procuring vouchers might be the toughest step of all. Today Inlivian, Charlotte’s Housing Authority, has a voucher 
waiting list containing thousands of applicants, primarily because our public housing authority is woefully 
underfunded for the amount of need in our community.   
 
At the same time, Charlotte’s meteoric economic success and rising rents have led to our community losing naturally 
occurring affordable housing (NOAH) for the working poor at an alarming pace. Institutional investors have poured 
into the multi-family apartment sector, seeking well located older apartment properties to renovate, amenitize, and 
raise rents – and this flood of capital and investment activity has caused displacement of much of our poorest 
population. Separate initiatives to preserve and add to the affordable housing supply in Charlotte are underway, but 
these efforts take a long time to unfold, and often take a back seat to more lucrative for-profit multi-family 
investment.  
 
To preserve affordable housing, an investor needs to find equity capital that can stay invested for 15 or 20 years, or 
longer – and that’s much longer than the typical 3 to 5-year investment horizon. Further, finding capital that’s 
interested in a lower return through purchasing affordable housing and deed restricting the project to keep rents 
affordable is another substantial obstacle.  
 
Merging NOAH and PSH 
Using a traditional private equity investing model, we have merged these two concepts into one transaction that both 
preserves NOAH apartment units and houses an additional 75 of our city’s chronically homeless population. We have 
purchased a 341-unit Class B apartment complex in East Charlotte, and all the units will be deed restricted for 27 
years, with 266 of them kept at rents that serve those earning around 60% of area median income. Of these 266 
units, 50 will be reserved to preserve affordable housing for a corporate partner’s employees in exchange for a sizable 
low-interest loan. The remaining 75 of the 341 units will be used to house a portion of Charlotte’s remaining 
chronically homeless population.  
 



 

Where does this model differ from a traditional investment, and how do the numbers work? In a traditional 
investment scenario, rent would first go to service the debt, and then excess cash flow would be returned to the 
investor as a portion of their equity return. In this investment model, rent from the 266 units will first service the 
debt, but then instead of excess cash flow being returned to investors, it is used to 1) subsidize the rents on the 75 
units that house the homeless, and 2) it’s also used to pay the salaries and overhead for the Permanent Supportive 
Housing program – the salaries of a director, nurse, and tenant services coordinator, that serve the (formerly) 
homeless tenants that will live in the project.  The County will fund case managers for the tenants.  The best part? No 
vouchers or voucher income is needed, and the project’s cash flow covers 100% of related expenses for the program,  
 

The Capital Stack and the Operating Partner 
Simply put, for this combined NOAH/PSH investment, we have used capital raised by Roof Above to house the 
chronically homeless, along with City of Charlotte Housing Trust Fund dollars, and a contribution from a corporate 
partner, as the project’s equity. We have procured a loan from Fannie Mae at 60% of total project cost to complete 
the capital stack.    
 
Because Roof Above is not equipped to operate a large 341-unit apartment complex, we have partnered with a local 
multi-family apartment operator in a traditional sponsor/investor relationship, typical of private equity real estate 
investments. This local apartment operator brings a wealth of operational expertise related to the ongoing needs of 
the project and having this skill set available will be critical to ensuring long term success of the overall complex. Roof 
Above will operate the PSH program, and this sponsor/partner will operate the apartment complex that is owned by 
Roof Above. Roof Above and this apartment sponsor are aligned in that they will both have interests in the economic 
success of the project over the long term.  
 
Recipe for Success 
Here are the ingredients needed to prepare and cook this “dish”:  

• A non-profit homeless services agency with the ability to operate (but not pay for) a Permanent Supportive 

Housing program  

• A non-profit board with private equity, real estate, and financial expertise 

• A “sponsor” or operating partner that has operational expertise in the multi-family real estate investing space 

and the ability to successfully source an acquisition, either on or off market – and one that is willing to wait 

much longer than normal for their financial reward 

• Capital in the form of cash raised, presumably, from a capital campaign 

• Housing Trust Fund dollars that act as additional equity, ideally issued by the city  

• A partner to provide case managers/counselors for the PSH program at their expense, helping offset a 

portion of the PSH operating expense.  

• A commercial mortgage broker that can source a Fannie Mae or Freddie Mac loan for the project  

There are many nuances to raising capital, procuring a specific apartment property, underwriting it, planning to 
operate it, and successfully closing on it; but with the right team, it is very achievable. This approach obviously creates 
a community “win” by preserving rapidly disappearing affordable housing, but it also houses the chronically homeless 
– people who have lived on the streets for many years. These two outcomes create a win by any definition.  
 
To learn more, please contact Liz Clasen-Kelly, CEO, at lclasen-kelly@roofabove.org or Gary Chesson, Board Member, 
at gkc@trinitycapitaladvisors.com.  
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