
PUBLIC NOTICE

REGULAR BOARD MEETING

Notice is hereby given that the Board of Commissioners of the Housing Authority 

of the City of Charleston will hold its REGULAR BOARD MEETING as follows: 

DATE:  Monday, October 26, 2026 

TIME:  5:30 P.M. 

LOCATION:  Housing Authority of the City of Charleston 

550 Meeting Street 

Charleston, SC 29403 

The purpose of this meeting is to transact any business that may lawfully come 

before the Authority. 

Meeting agendas are posted on the CHA website and at CHA properties, including 

the lobbies at 545 and 550 Meeting Street, Charleston, South Carolina. 

For questions, please contact the Housing Authority of the City of Charleston at 

(843) 720-3970 or (843) 720-3683.

Sincerely, 

Nathan F. Simms, Jr. 

President & CEO 
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HOUSING AUTHORITY OF THE CITY OF CHARLESTON 
550 MEETING STREET, CHARLESTON, SC 29403 

REGULAR BOARD MEETING 
October 26, 2026 

 
Please visit www.chacity.org to access the Microsoft Teams Webinar link.  

 
PROPOSED AGENDA 

 
 
CALL TO ORDER 
 
COMMUNICATIONS 
 
APPROVAL OF BOARD MEETING MINUTES 
 

 Regular Board Meeting: September 28, 2026 
 
CITIZENS’ PARTICIPATION PERIOD 

 

Citizens wishing to address the Board will be given three (3) minutes to speak. Those attending in person may 
sign up at the meeting location, and those attending virtually may request to speak when completing the webinar 
registration process. All requests must be made before the Board Meeting begins. 

Speakers are asked to be respectful of the Board, staff, and other members of the public. Comments should 
be made only during the Citizens’ Participation Period. Once the Citizens’ Participation Period has ended, citizens are 
asked to allow the Board to conduct the remainder of its business without interruption. 
 
INTERNAL REPORTS 

 
-     Mr. Nathan F. Simms, Jr., President & CEO 
-     Ms. Debra Stephens, Chief Housing & Real Estate Officer 
-     Mr. Lester Simpson, Real Estate Development & Acquisitions 
-     Mr. Jeremy Erling, Chief Financial Officer 
-     Mrs. Aris H. Ferguson, General Counsel 

 
NEW BUSINESS 

1. Resolution #5235, Approval of Tenant Accounts Receivable Write Off 
2. Resolution #5236, Approval of HCV Utility Allowances for 2027 
3. Resolution #5237, Approval of HCV Payment Standards for 2027 
4. Resolution #5238, Approval of LIPH Flat Rent and Utility Allowances for 2027 
5. Resolution #5240, Approval for Issuance of Essential Function Bonds to Refinance Bank of 

America Loans with Additional Capital for Improvements at Magnolia Downs and Ashley Oaks 
 
EXECUTIVE SESSION 

 

 Pursuant to S.C. Code § 30-4-70(a)(2), the Board will convene in Executive Session to discuss 
legal matters related to due diligence being conducted by Parker Poe. 

 
ACTION, IF ANY, RESULTING FROM EXECUTIVE SESSION 



 

 

HOUSING AUTHORITY OF THE CITY OF CHARLESTON 
550 MEETING STREET 

CHARLESTON, SC 29403 
MINUTES OF REGULAR BOARD MEETING 

SEPTEMBER 28, 2026 
 
 
The Board of Commissioners of the Housing Authority of the City of Charleston met for a Regular 
Board Meeting on Monday, the 28th of September 2026. In the absence of Chairman Gregory 
Voigt, Vice Chair Garcia Williams called the meeting to order at 5:30pm and the following were in 
attendance: 
 
 PRESENT                                                               NOT PRESENT                                                                
 

Ms. Garcia Williams, Vice Chair           Mr. Gregory Voigt, Chairman                                                                       
Mr. Nick Schumacher (via Teams)            
Ms. Carol Jackson  

 Ms. Kathy Nelson   
 Mr. Alvin Johnson (via Teams) 
 Mr. Ken Grimes 
 
The following were also present: Mr. Nathan F. Simms, Jr., President and CEO; Ms. Debra 
Stephens, Chief Housing & Real Estate Officer; Ms. Aris Ferguson, General Counsel; Mr. Jeremy 
Erling, Chief Financial Officer; Mr. Gabriel Bluestein, Chief Information Officer; Mr. Lester M. 
Simpson, Director of Development; Ms. Priscilla Waring, Procurement & Contracts Director; Ms. 
Calix Stewart, Director of Housing Services; Ms. Deborah Boomer, Director of Community 
Empowerment; Ms. Cordelia Davis, Interim Director of Property Management; Mr. Zach Messier, 
Capital Funds Manager; Ms. Susan Chambers, Warehouse Manager; Ms. Kathy Simmons, 
Executive Assistant & Recorder; Ms. Jessica Munday, TRIO; Ms. Mia CaraDonna, TRIO; Mr. 
Jordan Jones, Integral (via Teams); Mr. Carlton Bowers, Parker Nelson; Ms. Kailey Cota; Post & 
Courier Reporter; Ms. Brenda Gradney, 670 King Street Resident; Ms. Tracy Barfield, Norman 
Street Resident; and Ms. Myra Polson, Resident. 

 
COMMUNICATIONS 
 
Vice Chair Williams noted that there were no Communications to address. 
 

APPROVAL OF BOARD MINUTES 
 
The following meeting minutes were presented for approval: 

• Special Board Meeting – August 31, 2026 
Commissioner Carol Jackson moved to approve the minutes from the special Board Meeting on 
August 31, 2026. Commissioner Ken Grimes seconded the motion. With no further discussion, 
the Vice Chair called for a vote, and the motion carried with no opposition. 
 

CITIZEN’S PARTICIPATION PERIOD 
 
In accordance with the revised agenda order, the Citizens’ Participation Period was moved to an 
earlier point in the meeting. It was noted that this change would remain in effect for future Board 



 

 

meetings. Members of the public were then provided an opportunity to address the Board 
regarding any issues or concerns. 
 
Ms. Myra Polson addressed the Board regarding Williams Terrace. She provided written 
information concerning the history, financing, governance, and available resources associated 
with the property; and expressed concern that Williams Terrace should be considered in light of 
its funding and organizational structure when maintenance and capital needs are evaluated. 
 
Ms. Brenda Gradney, a resident of 670 King Street, again raised concerns regarding two prior 
towing incidents involving her vehicle and requested follow-up regarding reimbursement. She also 
encouraged CHA to consider residents for paid opportunities connected with community events 
and services, noting that residents possess skills and talents that could be utilized within CHA 
communities. 
 
Another resident of 670 King Street, Ms. Tracy Broughton, asked CHA to consider employment 
opportunities for residents, including cleaning and other work associated with existing facilities 
and future development. The resident expressed concern regarding the condition of the laundry 
room and asked that qualified residents be considered for work opportunities that could both 
improve the community and provide income. 
 
Ms. Tracy Barfield, a long-time Norman Street resident, followed up on concerns previously raised 
during a community listening session regarding excessive noise, block parties, police patrols, and 
property-management follow-up. She also requested replacement or repair of damaged and 
missing window screens and noted that a long-standing roof leak at her building had recently 
been repaired. 

 

INTERNAL REPORTS 

 

The Vice Chair proceeded to Internal Reports and recognized President & CEO Nathan F. Simms, 
Jr. Mr. Simms reported on CHA’s ongoing efforts to increase transparency and resident 
engagement, including the launch of a YouTube channel for community listening sessions and 
Board meeting recordings. He advised that, beginning in October, the public would have the 
option to participate in Board meetings virtually. Board Meeting notices would also transition from 
newspaper publication/notification to posting on CHA’s website, at the main office, and at CHA 
properties. He further noted that a development section was being added to the CHA website to 
provide information on redevelopment plans and projects. Mr. Simms discussed his recent 
participation in housing conferences and meetings with public officials and housing authority 
representatives, noting the continued need to preserve and expand affordable housing. He 
provided an update on Morrison Station and CHA’s ongoing work related to the Master 
Development Agreement. Mr. Simms also reported on CHA’s sponsorship of and resident 
participation in the City’s MOJA Festival activities and discussed the proposed FY 2027 budget, 
including priorities related to property conditions, staffing, technology, resident services, and 
redevelopment. 
 
Kiawah Homes Before & After Renovations:   https://youtu.be/ZIhasveABMI 
 
Chief Housing & Real Estate Officer Debra Stephens reported that Project HVAC was 
approximately 50% complete, with approximately 600 units addressed to date, including Williams 
Terrace. An estimated $646,000 would be required to complete the remaining units. She also 
provided an update on Project Stabilization, which focuses on assessing unit conditions, 

https://youtu.be/ZIhasveABMI


 

 

extending the useful life of properties pending redevelopment, and identifying build-first 
opportunities. CHA was pursuing outside funding and weatherization resources to support these 
efforts. Ms. Stephens reported that recruitment of in-house HVAC personnel was underway, with 
a goal of having two staff members in place by November. CHA was also interviewing for a part-
time work-order clerk and exploring workforce-development opportunities with Trident Technical 
College. Ms. Stephens advised that HUD NSPIRE inspections were anticipated in February and 
that staff had begun inspections and repair planning in preparation. At Grant Homes, vegetation 
around the structures had been treated, and a structural engineer would be engaged before 
further removal. She also announced an Oktoberfest community event scheduled for October 30 
at 550 Meeting Street, with transportation to be coordinated for residents from other properties. 
 
Director of Real Estate Development & Acquisitions Lester Simpson provided an update on CHA’s 
development pipeline. He reported that renovations at Kiawah Homes were complete, with 32 of 
61 units remaining to be leased. The project totaled approximately $14.7 million, including a $1.3 
million developer fee. Mr. Simpson reported that Charleston County Council approved the tax-
exemption arrangement for Robert Mills Manor on third and final reading on September 22, with 
final documentation pending. The project was estimated at $74.5 million, with an anticipated $3.5 
million developer fee. Renovations at Athens Court were also substantially complete, with minor 
repairs and closing activities remaining. Mr. Simpson discussed planned micro-site renovations 
and redevelopment planning for 275 Huger Street, Gadsden Green, Grant Homes, and other CHA 
properties. He noted that planning for Grant Homes included preservation of the existing 
structures and exploration of historic tax-credit opportunities. He also reported on continued work 
with CHA’s development partner regarding Morrison Station and related agreements. The Board 
discussed the importance of presenting redevelopment concepts for public, Board, City, and 
stakeholder review as plans progress. 
 
Chief Financial Officer Jeremy Erling presented the financial report. He reported that certain FY 
2026 Capital Fund Grant funds remained unavailable pending the Robert Mills Manor RAD 
conversion. Public Housing expenses reflected increased utility and maintenance costs, while 
Housing Choice Voucher and business-activity variances from last year’s budget numbers were 
primarily related to reimbursement timing, staffing, occupancy, unit turns, maintenance, 
insurance, benefits, and bad debt. Mr. Erling provided an update on the proposed refinancing of 
approximately $29 million in Bank of America loans associated with Grace Homes, Williams 
Terrace, Project 2000, and the Magnolia Downs line of credit. The refinancing would provide long-
term fixed-rate financing and remove certain existing debt restrictions. The Board requested that 
the written report more specifically identify the loans. Mr. Erling also reviewed completed 
renovations at Magnolia Downs, as detailed in the PowerPoint presentation attached to these 
minutes, and discussed approximately $2 million in proposed additional financing for future 
improvements, as well as approximately $825,000 for parking-lot improvements at Ashley Oaks. 
The Board discussed resident communication and rent-setting following renovations. Mr. Erling 
introduced a potential $20 million line of credit to address cash-flow needs, property insurance, 
deferred maintenance, redevelopment, and predevelopment expenses. The proposal had been 
discussed with the Finance Committee and would return to the Finance Committee before being 
presented to the Board for consideration. 
 
General Counsel Aris Hanchard Ferguson reiterated from Mr. Simpson’s report that Charleston 
County Council had completed the final required approval related to the Robert Mills Manor tax-
abatement arrangement and that CHA was moving toward receiving the full exemption. She 
advised that she had no additional report beyond the written materials and was available for 
questions. 
 



 

 

It was also noted that, moving forward, the Chief Human Resources Officer and Chief Information 
Officer would continue to submit written reports for inclusion in the Board Packet but would no 
longer make their regular formal presentations during Board Meetings. Both officers will continue 
to attend Board Meetings and remain available to respond to questions from Commissioners. 
Commissioner Carol Jackson made a motion to approve the Internal Reports as submitted, which 
was seconded by Commissioner Ken Grimes. With no additional discussion, the Vice Chair called 
for a vote, and the motion passed unanimously. 

 
NEW BUSINESS 
 

Resolution #5230, Approval of RFP for Underwriter and Banking Services 
Procurement & Contracts Director Ms. Priscilla Waring reported that four firms responded to 
CHA’s solicitation for underwriter and banking services and that KeyBank Capital Markets was 
selected through the evaluation process. Based on an anticipated refinancing of approximately 
$30 million, KeyBank’s proposed fee was approximately 0.75%, or $225,000. The Resolution 
authorized staff to proceed with final negotiations and, upon satisfactory completion, enter into a 
letter of engagement with KeyBank. A motion was made by Commissioner Jackson and seconded 
by Commissioner Nelson to approve Resolution #5230. The motion carried with no opposition. 
 
Resolution #5232, Approval of Tenant Accounts Receivable Write-Off 
President & CEO Nathan F. Simms, Jr. presented Resolution #5232 requesting approval to write 
off Tenant Accounts Receivable totaling approximately $19,145. A motion was made by 
Commissioner Grimes and seconded by Commissioner Johnson to approve Resolution #5232. 
The motion carried unanimously. 
 
Resolution #5234, Reappointment of Edward Kronsberg to the WEH, Inc. Board of Directors 
Mr. Simms presented Resolution #5234 regarding the reappointment of Edward Kronsberg to the 
WEH, Inc. Board of Directors. Discussion followed regarding the recent expiration of two WEH 
Board terms and the process for filling vacancies. General Counsel Ferguson explained that three 
of the five WEH directors are appointed by the CHA Board, with the remaining directors selected 
in accordance with WEH’s governance process. She noted that two CHA-appointed positions are 
currently vacant. Once an appropriate nominee is identified by the WEH, Inc. Board, the 
appointment will be presented to the CHA Board for consideration. A motion was made by 
Commissioner Jackson and seconded by Commissioner Nelson to approve the reappointment of 
Mr. Kronsberg. The motion passed unanimously. 
 
Resolution #5233, Approval of FY 2027 Operating Budget 
Chief Financial Officer Jeremy Erling presented the proposed FY 2027 Operating Budget for final 
approval. He reported an overall improvement year-over-year of approximately $1.4 million. The 
budget reflected anticipated use of FY 2026 and FY 2027 Capital Fund resources, staffing 
additions, a budgeted 4% cost-of-living/merit adjustment, a planned compensation study, 
increased health-insurance and pension costs, strategic-planning expenses, website redesign, 
maintenance and HVAC staffing, higher occupancy assumptions, and anticipated developer-fee 
revenue, including Robert Mills Manor. The Board discussed the timing of the compensation study 
and the effect of newly filled positions on the budget. A motion was made by Commissioner 
Jackson and seconded by Commissioner Grimes to approve Resolution #5233. The motion 
carried unanimously. 

 
 
 



 

 

EXECUTIVE SESSION 
 

A motion was made by Vice Chair Williams to enter Executive Session pursuant to S.C. Code § 

30-4-70(a)(2) to continue discussion of legal matters related to the due-diligence review being 

conducted by Parker Poe. Following Executive Session, the Board returned to public session. 

Vice Chair Williams announced that no votes were taken and no decisions were made during 

Executive Session. 

 

RETURN TO PUBLIC SESSION 
 
After returning to public session, General Counsel Ferguson noted that the next Regular Board 
Meeting was scheduled for October 26, 2026. 
 
There being no further business, Commissioner Grimes moved to adjourn, seconded by 
Commissioner Jackson. The motion passed unanimously, and Vice Chair Williams adjourned the 
Regular Board Meeting of September 28, 2026, at 7:26 PM. 
 
Respectfully submitted, 
Kathy Simmons 
Executive Assistant to the President & CEO 



Phase One Renovations

Property Year 

Built 

Total 

Units

Units In 

Progress

Completed

Units

Renovations

819 Jordan 1986 10 0 10 Complete Interior, Exterior, Roofing, Electrical and Plumbing upgrades

10 St Margaret 1965 12 2 10 Complete Interior, Windows, Electrical and Plumbing upgrades

20 Ashton 1958 14 0 14 Complete Interior, Electrical and Plumbing upgrades

25 Mary Street 1961 8 0 8 Complete Interior, Electrical and Plumbing upgrades

75 Poplar 1967 10 2 8 Complete Interior, Exterior, Roofing, Electrical and Plumbing upgrades

93 Columbus 1995 4 0 4 Complete Interior, Windows, Electrical and Plumbing upgrades

193 Congress 1942 8 1 5 Complete Interior, Exterior, Roofing, Electrical and Plumbing upgrades

288 Fleming 1988 4 0 4 Complete Interior, Exterior Painting, Electrical and Plumbing upgrades

311 Fleming 1982 28 2 18 Complete Interior, Electrical and Plumbing upgrades

640 Sequoia 1965 18 0 0 Replacement of deteriorating Concrete walkway 

705 and 712 White Oak 1957 4 0 4 Complete Interior, Windows, Electrical and Plumbing upgrades

814 Dupont 1972 24 1 7
Phase 1 only included 8 Units – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades, sewer main

Palmetto 1984 1 0 1
Phase 1 only included 1 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades, Site work

907 Nabors 1973 19 0 19 Complete Interior, Exterior, Roofing, Electrical and Plumbing upgrades

944 Wappoo 1984 4 0 4
Phase 1 only included 4 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades, Site work

1510 North Avalon 1968 12 1 3 Complete Interior, Electrical and Plumbing upgrades

2408 Etiwan 1974 3 0 3
Phase 1 only included 3 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades

Applebee Way 1980 5 0 5
Phase 1 only included 5 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades

East Estates 1970 9 0 9
Phase 1 only included 9 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades

10 Engle 1930 12 0 0 Replacement of deteriorating rear deck/unit entrance

Balsam 1955 10 0 10
Phase 1 only included 10 Unit – Due to Major damage/vacancy

Complete Interior, Windows, Electrical and Plumbing upgrades

Audubon 1940 10 10 0 Complete Interior, Exterior, Roofing, Electrical and Plumbing upgrades



819 Jordan Street
Built In 1986

10 Units

• Hardie Board Siding

• Exterior Doors

• Architectural Shingles and 

Sheathing

• Exterior LED Lights

• Front Porch Repairs



819 Jordan Street - Interior  

• Cabinets and Countertop 

• Appliances

• LED Lighting and Electrical 

Upgrades

• LVP Flooring

• Bathroom Renovation

• Hot Water Tank and Plumbing 

Upgrades



640 Audobon Ave
Built In 1940
10 Units

 Hardie Board Siding

 Exterior Doors

 Architectural Shingles and Sheathing

 Exterior LED Lights

 Back Porch Repairs

 Cabinets and Countertop 

 Appliances

 LED Lighting and Electrical Upgrades

 LVP Flooring

 Bathroom Renovation

 Hot Water Tank and Plumbing Upgrades

 Crawl Space Encapsulation



907 Nabors Street
Built In 1973

16 Units

 Hardie Board Siding

 Exterior Doors

 Architectural Shingles 

and Sheathing

 Exterior LED Lights

 Hallway repairs and 

painting



907 Nabors Street - Interior

• Cabinets and Countertop 

• Appliances

• LED Lighting and Electrical Upgrades

• LVP Flooring

• Bathroom Renovation

• Hot Water Tank and Plumbing Upgrades



193 Congress Street
Built In 1942

8 Units

• Architectural Shingles 

and Sheathing

• Gutters

• Cabinets and Countertop 

• Appliances

• LED Lighting and 

Electrical Upgrades

• LVP Flooring

• Bathroom Renovation

• Hot Water Tank and 

Plumbing Upgrades



640 Sequoia Street

 Removal of deteriorated concrete 

walkway and installation of new 

Walkway to provide safe usage for the 

residents.



75 Poplar Street
Built In 1957
10 Units

 Exterior Doors

 Installation of Decking

 Installation of TPO

 Exterior LED Lights

 Cabinets and Countertop

 Appliances

 LED Lighting and Electrical 
Upgrades

 LVP Flooring

 Bathroom Renovation

 Hot Water Tank and 
Plumbing Upgrades



705 and 712 White Oak
Built In 1957

4 Units

• Windows

• Cabinets and Countertop 

• Appliances

• LED Lighting and Electrical Upgrades

• LVP Flooring

• Bathroom Renovation

• Hot Water Tank and Plumbing 

Upgrades



814 Dupont Road
Built In 1972
24 Units

• Cabinets and Countertop

• Appliances

• LED Lighting and 

Electrical Upgrades

• LVP Flooring

• Bathroom Renovation

• Hot Water Tank and 

Plumbing Upgrades

• Sewer Main Repair



944 Wappoo Road
Built In 1984
22 Units

• Cabinets and Countertop

• Appliances

• LED Lighting and Electrical Upgrades

• LVP Flooring

• Exterior Doors

• Bathroom Renovation

• Hot Water Tank and Plumbing Upgrades



INTEROFFICE 
Memorandum 

 

Housing Authority of the City of Charleston 
550 Meeting Street 
Charleston, SC 29403 
Phone: (843) 579-3019 
Email:  nsimms@chacity.org 
 

Date:   October 13, 2026 

To:   The Board of Commissioners 

From:  Mr. Nathan F. Simms, Jr. – President and CEO 

Subject:     Monthly Update 

 
Key CHA operational activities: 
 

• External Meetings and Conferences: 

 
NAHRO National Conference 
 

CHA leadership attended the NAHRO National Conference in Denver, 

Colorado, from October 14 through October 17. The conference 

provided opportunities to collaborate with industry colleagues and 

advocate for policies and resources that support the agency’s 

objectives. 

 
NAACP  
 

CHA leadership attended the NAACP’s September meeting. The CEO 

addressed housing affordability in Charleston and outlined the 

agency’s redevelopment plans, their importance, and its approach to 

community outreach. 
 

Burke/ICS Ballers 
 
CHA leadership spoke at the Burke/ICS Ballers’ September meeting. 

The CEO addressed housing affordability in Charleston and explained 

how the agency’s redevelopment plans will expand affordable options 

across the city. The discussion also covered the redevelopment of 

Gadsden Green and concerns about potential displacement. 

 



 

Eastside Community Development Corporation 

 
CHA leadership spoke at the Eastside Community Development 

Corporation’s (ECDC) October meeting. The CEO presented the 

agency’s redevelopment plans for Morrison Station and 275 Huger 

Street and discussed its approach to redeveloping Gadsden Green 

and improving conditions across all properties. 

 
 
This concludes the President and CEO’s report. 



Program Units Occupancy Vacant Recerts MTD Work Orders Urgent

AMP 20 416 92% 33 36 43 28

AMP 30 411 97% 10 21 42 23

AMP 40 289 87% 33 31 21 6

EHMG 366 93% 20 8 84 30

PERFORMANCE BY PROGRAM

SEPTEMBER 2026 | OPERATIONS DASHBOARD
Housing Authority of the City of Charleston • Live links to the monthly report

TOTAL UNITS PORTFOLIO OCCUPANCY VACANT UNITS OPEN WORK ORDERS RECERTS THIS MONTH

1,482 93.5% 96 190 96

EDITABLE • Update the September 2026 source report and this dashboard refreshes automatically

UNIT ACTIVITY PROGRAM SNAPSHOT
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The Housing Authority of the City of Charleston 
                    HOUSING CHOICE VOUCHER PROGRAM 

 September 2026 Board Report 

 



The Housing Authority of the City of Charleston 
                    HOUSING CHOICE VOUCHER PROGRAM 

 September 2026 Board Report 

 

 

 

  

 

 

 

 

 

 



The Housing Authority of the City of Charleston 
                    HOUSING CHOICE VOUCHER PROGRAM 

 September 2026 Board Report 

 

 

 

 

 

 

 

 

 

 



HOUSING AUTHORITY OF THE CITY OF CHARLESTON 

Department of Community Empowerment 

BOARD OF COMMISSIONERS REPORT  |  ROSS & FSS  |  OCTOBER 2026 

Program Performance Dashboard 

135 84 48 $289,470.71 

ROSS Participants FSS Participants Positive FSS Escrow Balances Total Positive FSS Escrow 

Executive Summary 

The Department of Community Empowerment supports resident stability, economic mobility, and long-term self-
sufficiency through the Resident Opportunities and Self-Sufficiency (ROSS) and Family Self-Sufficiency (FSS) 
programs. 

The ROSS program currently serves 135 participants, connecting residents with supportive services and resources. 
The FSS program serves 84 participants, including 48 with positive escrow balances totaling $289,470.71. This 
represents 60% of FSS enrollment and reflects progress toward participants’ financial goals.  
 

Program Highlights 

ROSS — Resident Opportunities and Self-Sufficiency 
ROSS connects public housing residents with resources intended to promote housing stability, economic 
independence, and improved quality of life. Service areas include employment, education, financial 
literacy, health and wellness, and community partnerships. 

FSS — Family Self-Sufficiency 
FSS supports households in pursuing individualized employment and financial goals. Under program 
rules, escrow accounts can help eligible participants build assets as earned income and rent 
calculations change. 

October Community Engagement Events 
Pink Out Fridays — Breast Cancer Awareness Fundraiser. Throughout October, staff are participating in Pink Out 
Fridays and raising funds for Susan G. Komen through the purchase of sweet treats. This staff-led initiative 
promotes breast cancer awareness, charitable giving, and employee engagement. 

Departmental Priorities 

The department will focus on strengthening resident engagement, expanding community partnerships, 
supporting employment and economic mobility, and tracking outcomes through consistent case 
management and performance reporting. 

 



11 eWall St., Suite 284 
Mount Pleasant, SC 29464​
(843) 216-0442​
trio-solutions.com 

 
 
 
 
MONTHLY BOARD REPORT 
 
CLIENT: Charleston Housing Authority​
DATE: 10/26/26​
INITIATIVE: Media & PR 
LEAD: Jessica Munday and Mia CaraDonna (TRIO) 
 
Executive Summary: 
Since the last board meeting, TRIO has continued to help manage Charleston 
Housing Authority’s media and PR efforts. In recent weeks, we’ve worked on several 
projects:​
 

1.​ Consulting with leadership on ongoing media communications 
2.​ Consistent monthly PR meeting with Leadership, PIO and Property Managers 
3.​ Develop statements and content for communication needs as requested  

 
This report highlights the key activities, deliverables, and coverage during this period, 
reinforcing the value of maintaining a proactive media relations strategy. 

1.​ Completed Projects (Prior Month): 
a.​ Facilitated monthly PR committee meeting on Oct. 21 
b.​ Produced the October print newsletter with PIO 
c.​ Ongoing updates to Media Tracker spreadsheet (updated by TRIO) 
d.​ Provided media statements to local media as needed 
e.​ Coordinated with video production partner and provided creative 

direction for Transformation Forum highlight video and reels for social 
media 

f.​ Work with Post & Courier on article about finances, resulting in a 
positive news story.​
 

2.​ In Progress: 
a.​ Producing November digital newsletter with PIO 
b.​ Continue to monitor and respond to media inquiries 
c.​ Collaborate with CHA on refreshed branding & positioning 
d.​ Update CHA press kit to reflect leadership and organizational updates 
e.​ Create CHA 101 overview presentation 
f.​ Create property-specific overview one-sheeters for media kit 

 



 

g.​ Supporting board with communications consulting 
h.​ Planning for Media Briefing session once Press Kit 2.0 is finalized 
i.​ Supporting new development landing page​

 
3.​ Media Coverage Recap: 

 
Outlet Reporter Date Coverage 

SC Biz News Hollie Moore 10/7/2026 Charleston housing authority adds 2 development 
leaders 

Post & Courier Kailey Cota 10/1/2026 Charleston Housing Authority ends fiscal year 
with surplus, in ‘strong position’ ahead of 
overhauls 

LowcountryBiz
SC 

Phoebe, 
editor 

9/23/2026 Charleston Housing Authority expands executive 
leadership team 

Post & Courier P&C Editorial 
Staff 

9/19/2026 Editorial: SC lawmakers must rewrite rules for 
affordable property tax breaks 

​
Recent media coverage has reflected a positive shift in the narrative surrounding 
Charleston Housing Authority (CHA), with reporting focused on organizational 
progress and strengthened leadership. Coverage highlighted CHA’s expansion of its 
executive leadership team, as well as the organization's positive financial position at 
the close of its fiscal year, ahead of planned operational and redevelopment 
improvements. 

Although media attention on affordable housing and redevelopment remains active, 
recent reporting has highlighted CHA’s progress and momentum as the 
organization navigates leadership transitions and advances its long-term goals. 

Building on this progress, TRIO encourages CHA leadership to continue refining 
internal processes and communication protocols to minimize misunderstandings, 
strengthen transparency and ensure consistency in public messaging. Equally 
important is the continued investment in building strong, productive relationships 
with residents, community stakeholders and local leaders. These efforts will be 
essential to maintaining positive momentum, strengthening public trust and 
reinforcing CHA’s commitment to the Charleston community. 

 

 

https://scbiz.com/charleston-housing-authority-leadership-stephens-simpson/
https://scbiz.com/charleston-housing-authority-leadership-stephens-simpson/
https://www.postandcourier.com/news/charleston-housing-authority-budget-priorities/article_e2b81cd9-3474-460a-92b5-2c1e15eb42a2.html
https://www.postandcourier.com/news/charleston-housing-authority-budget-priorities/article_e2b81cd9-3474-460a-92b5-2c1e15eb42a2.html
https://www.postandcourier.com/news/charleston-housing-authority-budget-priorities/article_e2b81cd9-3474-460a-92b5-2c1e15eb42a2.html
https://whosonthemove.com/charleston-housing-authority-expands-executive-leadership-team/
https://whosonthemove.com/charleston-housing-authority-expands-executive-leadership-team/
https://www.postandcourier.com/opinion/editorials/south-carolina-apartment-tax-break-loophole/article_ab9d0109-fe44-4316-9beb-11bb58bd7fa8.html
https://www.postandcourier.com/opinion/editorials/south-carolina-apartment-tax-break-loophole/article_ab9d0109-fe44-4316-9beb-11bb58bd7fa8.html


Capital Improvements Office Project Status 

September 2026 Board Report 

 

Project Dashboard 
Active Initiatives Project Units Turns Completed Turns in Progress Make Ready 

5 179 13 21 56 

 

Initiative Units Stage Next Milestone 

Athens Court – RAD 
Conversion 

15 Critical repairs underway Complete identified items in 
November 2026 

Kiawah Homes – RAD 
Conversion 

61 Lease-up / closeout Receive final warranty documents 
and approve final payment 

Williams Terrace 41 Modernization planning Develop strategic plan from 
completed PNA 

Grace Homes 62 Assessment and 
modernization planning 

Engineering report expected 
November 1, 2026 

Apartment Unit Turns 90 
tracked 

13 completed; 21 in progress; 
56 make ready 

Maintain 21-day unit-turn 
expectation 

 



DEVELOPMENT DEPARTMENT RAD/SECTION 18 CONVERSION PROJECT STATUS  

Date prepared: October 14, 2026 

MORRISON STATION (COOPER RIVER COURT & MEETING STREET MANOR) 

 

PROJECT OVERVIEW 

• Repositioning Method: Section 18 Demolition / Disposition 

• Scope: Phased Redevelopment 

• Financing: By the Developer through private equity and debt. The estimated total 

development cost is $600 M. 

• Development Partner: The Integral Group 

• Current Number of Units: 417 

• Proposed Number of Units: 1,545 

 

EXECUTIVE UPDATE   

Negotiations with The Integral Group remain focused on finalizing the ROFO and business-

terms reopener language. 

 

 

 

275 HUGER STREET AND COLIN MCK. GRANT HOMES 

 

PROJECT OVERVIEW 

• Repositioning Method: Section 18 Demolition / Disposition 

• Scope: Redevelopment and Substantial Rehabilitation 

• Financing: LIHTC & Historic Tax Credits 

• Development Partner: TBD 

• A & E: Moseley 

• Current Number of Units: 30 (12 + 18) 

• Proposed Number of Units: 165 (153 + 12) 

 

EXECUTIVE UPDATE 

The design team has been  working towards a schematic design illustrating the maximum 

development density achievable across the combined sites. Design work is ongoing, with 

completion of the Design Development drawings targeted for the end of December 2026.   

 

 
 

  



 

ROBERT MILLS MANOR & ROBERT MILLS MANOR EXTENSION 
 

PROJECT OVERVIEW 

• Repositioning Method: RAD/Section 18 Blend 

• Scope: Historic preservation of interior and exterior components 

• Financing Strategy: State and Federal Historic Tax Credits and HUD 221(d)(4) 

• Lender: Lument 

• Syndicator: JP Morgan Chase 

• RAD Consultant: Baker Tilly 

• A&E: Moseley 

• General Contractor: Gibraltar Construction 

• Current Number of Units: 221 

• Proposed Number of Units: 217 
 

EXECUTIVE UPDATE 

The Special Source Credit Agreement (SSC Agreement) was amended to identify W.E.H. Inc. 

as the project owner of record.  The amended agreement was fully executed on October 13, 

2026, and submitted to the HUD 221(d)(4) loan underwriters and the HUD Office of 

Recapitalization for review.  Submission of the RAD Closing Commitment remains contingent 

upon receipt of the HUD Firm Commitment. 

 

 

ATHENS COURT 
 

PROJECT OVERVIEW 

• Repositioning Method: RAD 

• Scope: Interior upgrades, including new LVP flooring 

• Financing Strategy: CHA Capital Fund 

• Current Number of Units: 15 

• Proposed Number of Units: 15 
 

EXECUTIVE UPDATE 

The Capital Needs Assessment identified critical repairs requiring immediate attention in the 

following categories: 

Accessibility:  Quotations are being solicited for one identified repair.   

Life Safety: Three of the four identified repairs have been completed. The remaining item 

requires further consultation. 

Concept Call and Finance Plan: Staff is compiling and uploading the required documentation 

to request the Concept Call and complete the Finance Plan. 

 

 

 

 

 

  



 

WILLIAMS TERRACE 
 

PROJECT OVERVIEW  

• Scope: Security fence design and installation. Capital Needs Assessment Critical repairs 

• Financing Strategy: Affordable Housing Trust 

• A&E: Moseley (fence design only) 

• General Contractor: TBD (for deferred maintenance repairs) 

• Current Number of Units: 41 
 

EXECUTIVE UPDATE 

CHA is planning recurring community  meetings to inform residents of planned repairs   

 

 

 

 

 

 

 

 

SMALL RENTAL DEVELOPMENT PROGRAM 
 

PROJECT OVERVIEW 

• Scope: Rehabilitation of small-scale non-public housing affordable housing 

• Financing Strategy: South Carolina Small Rental Development Program 

 

EXECUTIVE UPDATE 

The Small Rental Development Program (SRDP), administered by South Carolina Housing, 

provides financing for the development and preservation of small-scale rental housing 

throughout the state.  The program supports new construction and rehabilitation of 

properties containing 4 to 39 rental units.  CHA staff are evaluating the Authority’s non-public 

housing portfolio to identify sites that may be eligible for SRDP funding.    

 

 

 

 

 

 

 

 

 

 



# Property Location Total Units Tenacny Current Phase Status Detail / Next Milestone Project 

Closing

# of Phases Total Developmet 

Cost

Financing Strategy Notes

1 Kiawah Homes Peninsula 61 Unrestricted Lease-Up
32 units are vacant and currently in lease-up.  Total 

developer fee received $1,312,848.  
Dec-24 3 $14,735,000.00 RAD/Section 18 Blend

All punch list items are 99% complete. Water 

damage drying at 1307-A Ashley Avenue is complete. 

Replacement materials have been ordered. 

Certificates of Construction Completion received.

2 Robert Mills Manor Peninsula 217 Unrestricted Closing Closing anticipated Dec 2026. Dec-26 4 $74,587,676.00

RAD/Section 18 Blend

221(d)(4)

Federal & State HTC

Developer fee figures are estimates pending closing, 

and payable at closing and at project completion.

3 Athens Court Peninsula 15 Unrestricted Pre-Concept Call
Renovations are complete; currently working through 

critical repair items and Concept Call package. 
Mar-27 1 $450,000.00 RAD & Capital Fund Financial Closing anticipated Feb. - Mar. 2027

4 Micro Sites - South & Nassau St. Peninsula 4/4 Unrestricted Feasibility Phase I ESA ordered; due diligence ongoing. TBD TBD TBD SRDP
Awaiting second round to open. If not, will apply in 

2027.

5
275 Huger St. & Colin McK Grant 

Homes
Peninsula 30 Unrestricted Concept

Concept drawings are complete.  Design Development 

drawings expected to be complete by end of December 

2026.  

TBD TBD TBD
9% or 4% LIHTC

Historic Tax Credits

Architect has completed the yield study based on 

total combined lot acreage of 275 Huger Street and 

Colin McK Grant Homes. 

6
Scattered Sites (APPLEBEE WAY, 

ETIWAN GARDENS, AND SEQUOIA)
West Ashley 71 Unrestricted Due Diligence SC Housing pre-liminary due diligence items in progress. TBD TBD TBD 4% LIHTC —

7 Morrison Station Peninsula 1545 Unrestricted Kick-Off

Leadership reviewing revised MDA. Next meeting to be 

held 10/27 and 10/30. Due Diligence to commence after 

MDA is executed. 

Feb-28 4 $600M Conventional Debt & Equity
Re-occuring meetings will be established after 

execution of MDA.

8 Gadsden Green & Extension Peninsula 264 Unrestricted Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD
SECTION 18 

LIHTC/221(d)(4)
—

9 Meeting Street Manor Extension Peninsula 44 Unrestricted Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD
SECTION 18 

LIHTC/221(d)(4)
—

10 Wraggborough & Extension Peninsula 178 Unrestricted Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD
SECTION 18 

LIHTC/221(d)(4)
—

11 Edmund Jenkins Town of Mt. Pleasant 28 Unrestricted Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD
SECTION 18 

LIHTC/221(d)(4)
—

12 670 & 676 King Street Peninsula 91 Senior/Unrestricted Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD LIHTC/221(d)(4) —

13 550 & 545 Meeting Street Peninsula 2 Office Concept Density analysis is complete and being reviewed by staff. TBD TBD TBD LIHTC/221(d)(4) —

REDA REDEVELOPMENT PROJECT PIPELINE
Real Estate Development & Acquisitions Department  |  Board Review  |  Data as of 10/14/2026

Note: Properties marked "Status Pending" have completed initial site data collection. Phase, start date, and next milestone will be added to the pipeline as REDA finalizes each project's development schedule.



THE HOUSING AUTHORITY OF THE CITY OF CHARLESTON 
 

MEMORANDUM 
 

To:  Board of Commissioners 
 
From:  Jeremy Erling, Chief Financial Officer 
 
Date:  October 18, 2026 
 
Re:  Financial Report for the Month Ending September 30, 2026 
 
Attached for your review are the financial reports and schedules for the month ended 
September 30, 2026.  These documents provide an overview of the Authority’s financial 
position. 
 
The attached materials include: 
 

1. Financial Summary 
2. Statements of Profit and Loss 
3. Cash Schedule 
4. Capital Funds Schedule 
5. Checks Issued in Excess of $100,000 
6. Status of Loans and Commitments  

 
Please feel free to contact me if you have any questions or require additional information 
in advance of the meeting. 
 
 
 
 

 
 

 
 
 

 
 
 



THE HOUSING AUTHORITY OF THE CITY OF CHARLESTON 

Financial Summary Report – Fiscal Year Ended September 30, 2026 

 

1.  Consolidated Summary 

September 30 marks the close of the fiscal year, so the figures throughout this report are full-year results. Across 
the Authority's four principal business areas — the Central Office Cost Center (COCC), Public Housing, the 
Housing Choice Voucher program, and Business Activities — combined net income for the fiscal year is a positive 
$4,573,738. 

 

Business Segment Actual Budget Prior Year 

Central Office Cost Center ($756,696) ($449,840) ($485,780) 

Public Housing ($2,030,456) $122,590 $127,448 

Housing Choice Voucher $738,603 $628,811 ($9,100) 

Business Activities $6,622,287 $10,947,940 $5,047,381 

Combined Net Income $4,573,738 $11,249,501 $4,679,949 

 

Combined net income finished $6,675,763 below the combined budget of $11,249,501. That shortfall is 
overwhelmingly a matter of timing rather than operating performance: the Robert Mills Manor developer fee 
(approximately $2.96 million) was deferred into the next fiscal year, and Public Housing revenue was reduced by 
the deferral of the 2026 Capital Fund Grant draws into FY2027 and by HUD's reduction of the operating subsidy. 
Measured against the prior fiscal year ($4,679,949), combined net income finished $106,211, or approximately 
2%, lower — essentially level year-over-year, with the deferred Robert Mills Manor developer fee the principal 
reason the current year did not exceed the prior year. 

Each segment follows, with a full-year comparison against budget and against the prior fiscal year, together with 
commentary on the key variances. 

2.  Central Office Cost Center (COCC) 

 

YTD as of 9/30/26 Actual Budget Var Prior Yr Var 

Total Revenue $2,125,511 $2,437,309 ($311,798) $2,443,365 ($317,853) 

Total Expenditure $2,882,207 $2,887,149 ($4,942) $2,929,145 ($46,938) 

Surplus/(Deficit) ($756,696) ($449,840) ($306,855) ($485,780) ($270,915) 

 

Budget vs. Actual 
The revenue variance is driven entirely by the deferral of the 2026 Capital Fund Grant administrative fee — 10% 
of the grant — into FY2027. Because the 2026 Capital Fund Grant remains unavailable, only the 2025 grant 
administrative fee could be drawn this year. This fee is recorded as revenue in COCC and as a corresponding 
expense in Public Housing administrative expenses. 

Total expenditure finished below budget. Salaries are over budget, reflecting the new CEO pay scale together 
with the newly added Chief Real Estate & Development Officer and Director of Real Estate Development and 
Acquisition positions; this is more than offset within the segment, as employee benefits are below budget due to a 
budgeting error — an understatement that is itself offset by higher employee benefit expense in Public Housing. 

Year-over-Year 
The same driver explains the year-over-year revenue decline: the current year reflects the administrative fee from 
only the 2025 Capital Fund Grant, whereas the prior fiscal year included administrative fees from both the 2023 
and 2024 Capital Fund Grants. Total expenditure also finished below the prior year. 



3.  Public Housing 

 

YTD as of 9/30/26 Actual Budget Var Prior Yr Var 

Total Revenue $10,969,524 $13,030,378 ($2,060,854) $12,776,047 ($1,806,523) 

Total Expenditure $12,999,980 $12,907,788 $92,193 $12,648,600 $351,381 

Surplus/(Deficit) ($2,030,456) $122,590 ($2,153,047) $127,448 ($2,157,904) 

 

Budget vs. Actual 
The revenue shortfall to budget is made up of two components. Tenant rent finished $144,799 below budget on 
reduced occupancy. Grant revenue finished $1,893,051 below budget, itself composed of the 2026 Capital Fund 
Grant operations fee deferral into FY2027 ($862,667 below budget) and the reduction in the HUD Public Housing 
operating subsidy that took effect in January 2026 ($1,030,383 below budget). 

On the expense side, administrative expense is below budget, reflecting the use of only one Capital Fund Grant 
for the administrative fee (expensed here and recorded as revenue in COCC). Utilities are over budget and over 
prior year, driven by water expense from leaks in the aging water infrastructure. Ordinary maintenance is over 
budget, reflecting the outsourcing of unit turn work to expedite clearing the backlog and to maintain the aging 
units. General expense is over budget on higher bad debt. 

Year-over-Year 
The same revenue drivers hold against the prior year: the current year draws the operations fee from only the 
2025 Capital Fund Grant, where the prior year included the operations portion from both the 2023 and 2024 
grants, and the current year also carries the reduction in the operating subsidy that began January 2026. Utilities 
are higher than prior year on the water leaks, ordinary maintenance is higher with the use of outside contractors 
to clear the unit turn backlog, and bad debt is higher than the prior year. 

4.  Housing Choice Voucher (Section 8) 

 

YTD as of 9/30/26 Actual Budget Var Prior Yr Var 

Total Revenue $22,676,184 $22,425,850 $250,335 $20,122,573 $2,553,611 

Total Expenditure $21,937,581 $21,797,039 $140,542 $20,131,674 $1,805,908 

Surplus/(Deficit) $738,603 $628,811 $109,792 ($9,100) $747,703 

 

Budget vs. Actual 
The administrative portion of the program received additional grant funding revenue of $259,828 over budget, 
while related expenses finished $140,542 over budget, driven by payroll with the department now at full staff and 
by additional cost spent on employment verification for annual recertifications. The remainder of the variance to 
budget reflects the timing difference in the housing assistance payments (HAP) program between the funds 
received from HUD and the voucher expense paid to landlords. These two amounts are intended to directly offset 
one another over HUD's calendar-year funding cycle. 

Year-over-Year 
Revenue is higher than the prior year on additional grant funding, with the voucher expense higher on a higher 
per-unit cost per voucher. Administrative expense and employee benefits are higher than the prior year with the 
department now at full staff, where it previously carried several open positions. 

 

 

 

 



5.  Business Activities 

 

YTD as of 9/30/26 Actual Budget Var Prior Yr Var 

Total Revenue $21,339,773 $24,833,020 ($3,493,247) $17,515,607 $3,824,166 

Total Expenditure $14,717,486 $13,885,080 $832,406 $12,468,227 $2,249,260 

Surplus/(Deficit) $6,622,287 $10,947,940 ($4,325,653) $5,047,381 $1,574,906 

 

Budget vs. Actual 
Total revenue finished $3,493,247 below budget. The largest driver is developer fees, which came in $2,962,102 
below budget, principally the deferral of the Robert Mills Manor renovation into the next fiscal year. Tenant rents 
finished $529,299 below budget on lower occupancy across the AMCS and EHMG portfolios, compounded by the 
Kiawah Homes renovation taking five months longer than planned to complete. Total expenditure finished 
$832,406 over budget, with ordinary maintenance the major driver at $324,072 over budget. 

Year-over-Year 
The year-over-year increase in both revenue and expense is driven principally by the acquisition of 1800 Ashley 
West at the end of September 2025, now reflected for the full period in the current year. The current year also 
includes the $962,000 Kiawah Homes development fee. 

6.  Bank of America Loan Refinance & Bond Issuance 

Staff continues to actively progress the bond issuance to refinance the Authority's Bank of America debt. 
Following an RFP process, Key Bank has been selected as underwriter — the same firm engaged for the 1800 
Ashley West acquisition. The refinance itself is straightforward: the four existing Bank of America loans are 
refinanced into a single, more permanent instrument at a fixed rate. Alongside the refinance, staff proposes 
drawing additional proceeds to fund two renovation initiatives. A bond inducement resolution for this issuance is 
included in the Board package for approval later in today's meeting. 

 

Proposed Issuance 

Component Amount 

Bank of America refinance (four existing loans) $29,168,877 

Additional Magnolia Downs renovation tranche $2,000,000 

Ashley Oaks parking lot reconstruction $825,000 

Total Proposed Bond Issuance (plus closing costs & fees) $31,993,877 

 

Structure 

Staff anticipates a 10- to 15-year issuance for the items above at a fixed rate. The issuance will be structured as 
interest-only for the first two years, with those first two years of debt service funded through capitalized interest 
drawn from the bond proceeds. This is intended to provide debt service relief during the active Magnolia Downs 
renovation period — freeing Authority cash flow for two years while renovations are completed. Completed 
properties have been reaching near-100% occupancy and supporting higher rents, ultimately increasing revenue 
to the Authority before full principal-and-interest payments begin. 

Collateral 
The existing Bank of America loans already hold eight of the Magnolia Downs properties as collateral, as those 
funds were used for their acquisition. The bond issuance is anticipated to hold these same eight properties as 
collateral, and will add Williams Terrace to the collateral property list. This structure remains under discussion with 
bond counsel, Key Bank, and staff, and will be finalized as documentation progresses. 

Magnolia Downs — Proposed $2 Million Tranche (Planned Use) 
Five properties have been identified for the proposed $2 million tranche. These represent the highest remaining 
occupancy risk in the portfolio, where deferred maintenance has directly caused persistent vacancy and 



suppressed rental revenue. The tranche funds renovation of 90 additional units and is projected to bring those 
units to 100% occupancy. 

 

Property Units Interior Exterior Plumb/Elec Total 

640 Sequoia 18 $180,000 — — $180,000 

814 DuPont 16 $347,000 $10,000 $15,000 $372,000 

944 Wappoo 18 $396,000 $77,000 $72,000 $545,000 

East Estates 22 $396,000 $40,000 $26,000 $462,000 

Balsam Court 16 $344,000 $52,000 $16,000 $412,000 

Total 90 $1,663,000 $179,000 $129,000 $1,971,000 

 

• The $1,971,000 project total leaves approximately $29,000 as unallocated contingency within the $2 million 
authorization. 

• New bond proceeds must be fully deployed within 18 months of issuance per bond restriction requirements; 
the renovation schedule has been designed to meet this requirement. 

Ashley Oaks Parking Lot — $825,000 

Separately from the Magnolia Downs portfolio, staff proposes $825,000 within the same issuance to reconstruct 
the parking lot at Ashley Oaks. Ashley Oaks is the Authority's largest non-public-housing property and its top 
cash-flow generator. Staff believes the parking lot's deteriorated condition is inhibiting lease-up of vacant units, 
and that reconstruction will support higher occupancy and tenant rental revenue. Contractor quotes have firmed 
the cost estimate around $825,000. 

7.  Proposed $20 Million Line of Credit 

Staff is bringing forward for Board consideration a proposed $20 million line of credit with Key Bank to serve as 
backup funding for timing differences between major funding sources and their related expenditures. The facility is 
intended to bridge the gap between the Authority's large revenue events and its major cash outflows.  

Beyond bridging these timing differences, the line of credit would also provide flexibility to address maintenance 
needs across the Authority's aging public housing portfolio while redevelopment plans are put in place — 
supporting the Authority's goal of providing quality housing that cannot be fully funded through public housing 
revenue and Capital Fund grants alone. 

 

Term Sheet — Key Deal Terms 

A summary of the principal terms follows: 

 

Term Summary 

Lender KeyBank National Association 

Facility Up to $20,000,000 taxable or tax-exempt revolving line of credit 

Purpose Finance / refinance acquisition, rehabilitation, and equipping of real estate, housing, 
and related improvements and facilities 

Closing Targeted week of November 16, 2026 

Term 24 months after close of the facility 

Interest Rate Taxable: One-Month Term SOFR + 75 bps. Non-Bank Qualified Tax-Exempt: (One-
Month Term SOFR + 120 bps) × (1 – Tax Rate). One-Month Term SOFR was 3.90% as 
of 9/21/2026. 

Structuring Fee 80 bps to KeyBanc Capital Markets upon successful closing 

Security General Revenues of the Authority, plus a Negative Pledge on projects acquired using 
draws on the Note 

Key Covenant Authority Debt Service Coverage of 1.25x, tested annually upon receipt of audited 
financial statements 



 

At the taxable rate, the one-month Term SOFR of 3.90% plus 75 basis points implies an all-in rate of 
approximately 4.65% at current levels. It is important to note that the line of credit is not an unlimited source of 
funds: the Authority must maintain a Debt Service Coverage Ratio of 1.25x, and borrowing under the facility is 
available only for so long as this ratio is maintained. 

Usage Guardrails & Board Oversight 
At the Finance & Development Subcommittee meeting, the Board asked that guardrails be placed on the use of 
the facility. In response, staff has prepared a Line of Credit Usage & Oversight Policy for the Board's adoption, 
included as an attachment at the end of this report. The policy frames eligible uses as bridging timing differences 
between the Authority's large cash inflows and large cash outlays, each draw tied to an identified source of 
repayment; requires the prior approval of the Finance & Development Subcommittee for every draw, with no 
administrative or emergency draws, so that each draw is anticipated and discussed in advance; provides that 
each draw is repaid upon receipt of its matched funding rather than carried forward; and maintains the 1.25x debt 
service coverage covenant, with staff additionally monitoring a projected coverage ratio and notifying the 
Subcommittee should it trend below 1.40x as an early warning above the covenant floor. 

To give the Board ongoing visibility, staff will add a standing Line of Credit Usage Report to the monthly Board 
financial package — detailing cumulative draws, outstanding balance and remaining availability, the current 
interest rate and monthly debt service, each draw's purpose, identified repayment source and expected payoff 
date, and the debt service coverage ratio measured against the covenant — with a standing update at both the 
Finance & Development Subcommittee and the full Board. 

A resolution to approve execution of the $20 million line of credit, together with the term sheet, and adoption of 
the Line of Credit Usage & Oversight Policy attached at the end of this report, will not be included in this package; 
both will be presented for approval at the November Board meeting. The policy is provided here for the Board's 
review in advance of that meeting. Subject to approval at the November meeting, staff anticipates having the 
facility in place shortly thereafter. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



THE HOUSING AUTHORITY OF THE CITY OF CHARLESTON 

Line of Credit Usage & Oversight Policy 

 

1.  Purpose 

This policy establishes the guardrails and reporting standards governing the Authority's revolving line of credit. Its 
purpose is to ensure the facility is used as a disciplined bridge for timing differences between identified funding 
sources and their related expenditures — not as an open-ended or discretionary source of funds — and to 
provide the Board of Commissioners with clear, ongoing visibility into its use. 

2.  Eligible Uses 

The line of credit is intended to bridge timing differences between the Authority's large, episodic cash inflows and 
its large cash outlays, so that a known future receipt or a required payment does not create a short-term funding 
gap. The examples below are illustrative of the kinds of inflows and outlays the facility is meant to bridge; they are 
not an exhaustive list of permitted uses. Each draw is evaluated and approved by the Finance & Development 
Subcommittee under Section 3 below. 

Examples of large anticipated cash inflows the facility may bridge to: 
• The Robert Mills Manor developer fee; 
• The 10% administrative fee and the 25% Public Housing operations fee drawn from the Capital Fund grant; 
• Closing and ground lease proceeds from the Integral redevelopment of Meeting Street / Cooper River 

Courts; and 
• Other significant, identifiable receipts, such as developer or acquisition fees, grant draws, tax credit equity, 

or property sale proceeds. 

Examples of large cash outlays the facility may fund pending a matched inflow: 
• The Authority's annual property insurance premium, paid in a single outlay each October; 
• Maintenance and renovation needs across the aging public housing portfolio while redevelopment plans are 

put in place; and 
• Acquisition, rehabilitation, and equipping of real estate and housing consistent with the facility's purpose. 

In every case, the governing principle is the same: a draw bridges a timing gap tied to an identified source of 
repayment, and every draw is approved in advance by the Finance & Development Subcommittee under Section 
3. 

3.  Draw Authorization 

Every draw on the facility requires the prior approval of the Finance & Development Subcommittee. There are no 
administrative, emergency, or at-will draws. Because the facility bridges foreseeable timing differences, each 
draw is anticipated in advance and brought to the Subcommittee for discussion and approval before funds are 
drawn. Each draw request presented to the Subcommittee will identify: 

• The amount requested; 
• The eligible purpose it serves; 
• The specific identified source of repayment; and 
• The expected payoff date. 

4.  Repayment Discipline 

Each draw is matched to an identified source of repayment and is repaid upon receipt of that funding rather than 
carried or rolled forward. All draws are repaid within the term of the facility. This maintains the line of credit as a 
true timing bridge and preserves availability for future needs. 

5.  Debt Service Coverage & Early Warning 

The Authority will maintain a Debt Service Coverage Ratio of at least 1.25x, as required by the facility covenant 
and tested annually upon receipt of audited financial statements. Because the covenant is tested only annually 
and on a backward-looking basis, staff will additionally monitor a projected DSCR on an ongoing basis and will 
notify the Finance & Development Subcommittee if the projection trends below 1.40x, providing early warning well 
above the 1.25x floor. 



6.  Reporting & Oversight 

Staff will include a standing Line of Credit Usage Report in the monthly Board financial package, and will provide 
a standing update at both the Finance & Development Subcommittee and the full Board. The report will present, 
at a minimum: 

• Facility summary: commitment, cumulative draws, cumulative repayments, current outstanding balance, and 
remaining availability; 

• Current interest rate (taxable or tax-exempt) and the monthly interest and debt service, with interest paid 
fiscal year-to-date; 

• Draw-level detail: date, amount, eligible purpose, identified repayment source, expected payoff date, and 
status; 

• Debt Service Coverage Ratio — most recent tested and current projection — measured against the 1.25x 
covenant, with a compliance confirmation. 

 



Description
YTD 

September 
2026 Actual

YTD 
September 

2026 
Budget

YTD Variance 
Over/(Under)

Total Revenue 2,125,511   2,437,309   (311,798)        

Administrative Expenses 1,953,680   1,899,620   54,059           

Ordinary Maintenance 329,535      319,515      10,020           

Insurance Expenses 81,259        80,479        780                

Employee Benefit Expenses 513,025      557,762      (44,737)          

General Expense 4,707          29,772        (25,065)          

Total Expenditure 2,882,207   2,887,149   (4,942)            

Surplus/(Deficit) (756,696)     (449,840)     (306,855)        

Commentary (Budget vs Actual):

Description
YTD 

September 
2026 Actual

YTD 
September 
2025 Actual

YTD Variance 
Over/(Under)

Total Revenue 2,125,511   2,443,365   (317,853)        

Administrative Expenses 1,953,680   1,768,539   185,141         

Ordinary Maintenance 329,535      532,547      (203,011)        

Insurance Expenses 81,259        74,662        6,598             

Employee Benefit Expenses 513,025      526,016      (12,990)          

General Expense 4,707          27,382        (22,675)          

Total Expenditure 2,882,207   2,929,145   (46,938)          

Surplus/(Deficit) (756,696)     (485,780)     (270,915)        

Commentary (Year-over-Year):
FY2025 included Administrative Fee Revenue from both the 2023 and 2024 
Capital Fund Grants.

Housing Authority of the City of Charleston
Central Office Cost Center (COCC)

FY2026 Budget vs Actual Report - Central Office Cost Center 
(COCC)

as of September 30, 2026

Deferring the Administrative Fee Revenue from the 2026 Capital fund to FY2027.

Income Statement Year-Over-Year Comparison - Central Office Cost 
Center (COCC)

September 2026 vs September 2025



Description
YTD 

September 
2026 Actual

YTD 
September 

2026 
Budget

YTD Variance 
Over/(Under)

Revenue 10,941,992  12,979,841 (2,037,849)     
Other Revenue 27,532         50,537        (23,005)          
Total Revenue 10,969,524  13,030,378 (2,060,854)     
Administrative Expenses 3,482,882    3,961,783   (478,901)        
Resident Experience Expenses 15,903         67,018        (51,115)          
Utility Expenses 1,995,243    1,956,846   38,397           
Ordinary Maintenance Expenses 5,217,447    4,664,073   553,374         
Insurance Expenses 676,573       703,445      (26,873)          
Employee Benefit Expenses 1,410,438    1,402,340   8,098             
General Expense 201,494       152,283      49,211           
Total Expenditure 12,999,980  12,907,788 92,193           
Surplus/(Deficit) (2,030,456)   122,590      (2,153,047)     

Commentary (Budget vs Actual):

Description
YTD 

September 
2026 Actual

YTD 
September 
2025 Actual

YTD Variance 
Over/(Under)

Revenue 10,941,992  12,725,280 (1,783,288)     
Other Revenue 27,532         50,767        (23,235)          
Total Revenue 10,969,524  12,776,047 (1,806,523)     
Administrative Expenses 3,482,882    4,025,731   (542,849)        
Resident Experience Expenses 15,903         59,662        (43,759)          
Utility Expenses 1,995,243    1,913,732   81,511           
Ordinary Maintenance Expenses 5,217,447    4,546,121   671,326         
Insurance Expenses 676,573       652,938      23,634           
Employee Benefit Expenses 1,410,438    1,339,179   71,259           
General Expense 201,494       111,236      90,258           
Total Expenditure 12,999,980  12,648,600 351,381         
Surplus/(Deficit) (2,030,456)   127,448      (2,157,904)     

Commentary (Year-over-Year):

Housing Authority of the City of Charleston

Revenue below prior year with HUD reducing the Operating Grant funds and 2025 
Revenue included drawing Operating funds from both the 2023 and 2024 Capital 
Funds Grant Operating Funds. Ordinary Maintenance expense over budget with 

Public Housing

FY2026 Budget vs Actual Report - Property Management
as of September 30, 2026

Revenue below budget with HUD reducing Operating Grant funds and deferring 
Operating Funds from 2026 Capital Fund to 2027.  Ordinary Maintenance expense 
over budget with clearing unit turn backlog.

Income Statement Year-Over-Year Comparison - Property Management
September 2026 vs September 2025
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Description
YTD 

September 
2026 Actual

YTD 
September 

2026 Budget

YTD 
Variance 

Over/(Under)

Revenue 22,658,564 22,398,736     259,828        

Other Revenue 17,620        27,114            (9,494)           

Total Revenue 22,676,184 22,425,850     250,335        

Administrative Expenses 1,310,597   1,196,259       114,338        

Ordinary Maintenance Expenses 23,882        21,992            1,890            

Insurance Expenses 26,121        28,330            (2,208)           

Employee Benefit Expenses 253,121      224,133          28,988          

General Expense 201             2,666              (2,465)           

HCV 20,323,659 20,323,659     -                    

Total Expenditure 21,937,581 21,797,039     140,542        

Surplus/(Deficit) 738,603      628,811          109,792        

Commentary (Budget vs Actual):

Description
YTD 

September 
2026 Actual

YTD 
September 
2025 Actual

YTD 
Variance 

Over/(Under)

Revenue 22,658,564 20,094,932     2,563,632     

Other Revenue 17,620        27,641            (10,021)         

Total Revenue 22,676,184 20,122,573     2,553,611     

Administrative Expenses 1,310,597   1,185,468       125,129        

Ordinary Maintenance Expenses 23,882        15,116            8,767            

Insurance Expenses 26,121        32,302            (6,180)           

Employee Benefit Expenses 253,121      213,144          39,977          

General Expense 201             46,288            (46,087)         

HCV 20,323,659 18,639,356     1,684,303     

Total Expenditure 21,937,581 20,131,674     1,805,908     

Surplus/(Deficit) 738,603      (9,100)             747,703        

Commentary (Year-over-Year):
Revenue increased with additional Grant funding.  Salaries and Benefits increased 
with full staff.  HCV increased with higher per unit cost per voucher.

Housing Authority of the City of Charleston
Housing Choice Voucher (HCV)

FY2026 Budget vs Actual Report - Housing Choice Voucher (HCV)
as of September 30, 2026

Revenue increase with Grant Funding.  Salaries and Benefits over budget with 
being at full staff.

Income Statement Year-Over-Year Comparison - Housing Choice 
Voucher (HCV)

September 2026 vs September 2025
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Description
YTD 

September 
2026 Actual

YTD 
September 

2026 
Budget

YTD 
Variance 

Over/(Under)

Total Revenue 21,339,773  24,833,020 (3,493,247)    
Administrative Expenses 4,147,090    3,982,048   165,042        
Resident Experience Expenses 67,204         97,480        (30,275)         
Utility Expenses 2,556,379    2,551,375   5,004            
Ordinary Maintenance Expenses 5,137,288    4,813,216   324,072        
Insurance Expenses 1,084,979    878,864      206,115        
Employee Benefit Expenses 816,549       806,193      10,356          
General Expense 907,997       755,904      152,093        
Total Expenditure 14,717,486  13,885,080 832,406        
Surplus/(Deficit) 6,622,287    10,947,940 (4,325,653)    

Commentary (Budget vs Actual):

Description
YTD 

September 
2026 Actual

YTD 
September 
2025 Actual

YTD 
Variance 

Over/(Under)

Total Revenue 21,339,773  17,515,607 3,824,166     
Administrative Expenses 4,147,090    3,405,715   741,374        
Resident Experience Expenses 67,204         86,383        (19,179)         
Utility Expenses 2,556,379    1,986,677   569,702        
Ordinary Maintenance Expenses 5,137,288    4,908,137   229,151        
Insurance Expenses 1,084,979    694,621      390,358        
Employee Benefit Expenses 816,549       807,735      8,814            
General Expense 907,997       578,958      329,039        
Total Expenditure 14,717,486  12,468,227 2,249,260     
Surplus/(Deficit) 6,622,287    5,047,381   1,574,906     

Commentary (Year-over-Year):

Housing Authority of the City of Charleston
Business Activities

FY2026 Budget vs Actual Report - Business Activities
as of September 30, 2026

Less revenue than budgeted across AMCS and EHMG portfolio, and the Kiawah 
renovations delayed by five months.

Income Statement Year-Over-Year Comparison - Business Activities
September 2026 vs September 2025

FY2026 includes the acquisition of 1800 Ashley West and $962,000 Kiawah Homes 
Development Fee.
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Charleston Housing Authority
Cash Position Report — As of September 30, 2026

RESTRICTED CASH
FSS Escrow $155,241
Affordable Housing Trust $213,240
Section 8 $180,000
Public Housing Application Deposit $3,738
1031 King $22
FSS Forfeiture $336,719
WEH Inc $51,464
Septima Clark $53,835
Resident Advisory Board $76,833
LHA Operation Account $167,153
Affordable Housing Trust $947,517
Section 8 $252,975
1031 King Street Reserve $189,150
WEH Investment $242,550
Project 23 Replacement Reserve $1,560,551
Project 23 Operating $2,176
Kiawah Homes Renovations $1,748,325
Kiawah Homes Reserve $98,086
1800 Ashley West Project Fund $144,059
Total Restricted Cash $6,423,633

UNRESTRICTED CASH
HFA $2,126,150
LHA $1,000
Main Operating Account $951,099
Public Housing $4,806
HFA Operations Account $1,218,027
AMCS $346,754
Total Unrestricted Cash $4,647,837

TOTAL COMBINED CASH $11,071,470

Unrestricted Cash — 24-Month Trend
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Charleston Housing Authority
Public Housing Capital Fund Program - Summary of Grants

Grant Year Authorized Disbursed Available

2025 $2,951,603.00 $2,252,981.65 $698,621.35
2026 $3,052,518.00 - $3,052,518.00
Total $6,004,121.00 $2,252,981.65 $3,751,139.35

1



Check # Date Issued Issued To Description Amount

596533 9/17/2026
Charleston 
Water System

Water & Sewer $141,330.50 

DD-10018 9/2/2026
Anchor Point 
Construction, 
LLP

Restoration-Fire Units 
1800 Ashley West

$128,734.23 

$270,064.73 

THE HOUSING AUTHORITY OF THE CITY OF CHARLESTON
Board of Commissioners Meeting

CHECKS ISSUED OVER $100,000
Period: September 1- September 30, 2026

Total:

1



The Housing Authority of the City of Charleston 
Status of Loans and Commitments

As of September 30, 2026

LOANS PAYABLE HFA

Bank of America Approved Loan Amount 14,258,002.36 

Project 2000 Outstanding Balance 3,795,502.36 

Maturity 12/1/2027

Interest Rate 3.10%

City Bond Issue Approved Loan Amount 10,000,000.00  

Outstanding Balance 3,800,000.00 

Maturity 12/31/2032

Interest Rate 3% (Avg)

Williams Terrace Note Approved Loan Amount 7,000,000.00  
Outstanding Balance 4,375,291.63  
Maturity 11/1/2028
Interest Rate 5.67%

Engel Street Approved Loan Amount 708,795.70  
Outstanding Balance 483,291.54  
Maturity 11/1/2028
Interest Rate 2.50%

Grace Bridge Approved Loan Amount 16,000,000.00  
Outstanding Balance 13,396,500.00  
Maturity 12/31/2026
Interest Rate 4.15%

Project 23 (Climb Fund) Approved Loan Amount 1,100,000.00  
Outstanding Balance 1,083,678.66  
Maturity 9/1/2029
Interest Rate 5.75%

Magnolia (7m LOC) Approved Loan Amount 7,000,000.00  
Outstanding Balance 6,350,000.00  
Maturity 12/1/2027
Interest Rate SOFR(4.29%) +1.05%

Kiawah Bond Issuance Approved Loan Amount 14,907,399.50  
Outstanding Balance 14,907,399.50  



Maturity 12/01/41
Interest Rate 4.85%

1800 Ashley West Approved Loan Amount 43,704,483.00  
Outstanding Balance 43,704,483.00  
Maturity 9/1/2035
Interest Rate 4.68%

LOANS/ LEASE PUBLIC HOUSING

EPC Master Lease (Phase II) Approved Lease Amount 5,985,607.80
Outstanding Balance 271,322.43
Maturity 7/6/2027
Interest Rate 2.84%











INTEROFFICE MEMORANDUM 
Office of General Counsel  

Housing Authority of the City of Charleston 

550 Meeting Street | Charleston, South Carolina 29403 

Phone:  (843) 805-3294 | Fax: (843) 720-3977 | Email: aferguson@chacity.org 

 

DATE: October 26, 2026 

TO:   Board of Commissioners 

FROM:  Mrs. Aris H. Ferguson, General Counsel  

SUBJECT:  Monthly Report 
 

FOIA 

 

2026-CHA-FOIA-13 – UPDATE  

The Housing Authority received a request from Anna Harris, Morning Anchor/Reporter with Live 

5 News, for all personnel files for employees hired since the end of April 2026 to present. The 

Housing Authority has fully responded to this request, except for such information which may be 

unavailable or excluded under FOIA. 

 

Portfolio Finance 

 

Bond Issuance for Refinance 

Staff and outside counsel continue to work on refinancing the debt of the portfolio. The inducement 

resolution for the bond issuance is before the Board for consideration. 

 

Landlord/Tenant 

 

Late Fee Policy / Public Housing Lease Update 

Legal and Compliance have been coordinating regarding the proposed consolidation of the current 

two-tier late-fee structure for public housing residents, which provides for two $15 charges, into a 

single $30 late fee after the fifth day of the month. Because the existing late-fee provisions are 

incorporated into CHA’s dwelling leases, implementation requires completion of the applicable 

resident-notice, comment, and lease-revision process. The anticipated implementation date has 

been moved to January 1, 2027, to allow sufficient time to complete the required process. 

 

This concludes the report of the General Counsel.  



 
 

 
INTEROFFICE      
Memorandum   
 
 
The Housing Authority of the City of Charleston                              
550 Meeting Street 
Charleston, SC 29403 
Phone: (843) 720-3681      
Email: bwalbeck@chacity.org 
      
 
 
 
Date:   October 28, 2026 
 
To:  Board of Commissioners 
 
From:  Brad Walbeck, MHR, SPHR, SHRM-SCP, Chief Human Resources Officer  
 
Subject: Monthly Board Report  
 
 
Attached is a summary of HR statistics for the Month of September 2026. 
 
This concludes the report of the Chief HR Officer. 
 
 
  
 
 
 



POSITION DATE DEPARTMENT

Director of Community Empowerment 09/28/26 COCC EXEC

Housing Opportunities Receptionist 09/21/26 COCC ADMIN

TOTAL NEW HIRES -   2

PRIOR MONTH - 2

POSITION TYPE DEPARTMENT

Office Assistant Voluntary AMP 30 HOUSING

TOTAL THIS MONTH 1

PRIOR MONTH TOTAL 0

POSITION LOCATION

 HVAC Tech - Certified compiling resumes

Associate Attorney ADMIN compiling resumes

Maintenance Tech I, II MAINTENANCE  Determinining needs

   

POSITION NUMBER % OF CHA TURNOVER TURNOVER % BY TITLE

Maintenance Tech I, II 10 43.48% 30.30%

REASON NUMBER PERCENT

Retired 3 13.04%

Pay 3 13.04%

Attendance/Job Abandonment 6 26.09%

Other 11 47.83%

Insubordination 0 0.00%

TOTAL 23 100.00%

 

SEPARATIONS- Office Positions 11 47.83%

SEPARATIONS- Other Positions 12 52.17%

Year to Date %: 22.77% (Calculation: Separations/Total Employees)

Last Year Turnover (CY 2025)%: 27.68%

Monthly Turnover %: 0.99%

Total Active Employees: 101

 

SUMMARY - CALENDAR YEAR

SEPARATIONS BY REASON - CALENDAR YEAR

HUMAN RESOURCES MONTHLY ACTIVITY REPORT

NEW HIRES SEPTEMBER 2026

SEPARATIONS SEPTEMBER 2026

CURRENT OPENINGS

HIGHEST TURNOVER % BY POSITION - CALENDAR YEAR

MAINTENANCE



79.28

2025 YR Overall Tenure 6 years

2025 YR Avg Total 110

Retention Rate for Calendar YR 2025



INTEROFFICE 
Memorandum 

 

Housing Authority of the City of Charleston 
550 Meeting Street 
Charleston, SC 29403 

Date: October 14th, 2026 
To: The Board of Commissioners 
From: Mr. Gabriel Bluestein – CIO 
 
Members of the Board of Commissioners, 

This month, our department has been focused on staff development, the next phase of our IT performance 
measurement initiative, and expanding technology training for employees. 

During the first week of October, part of our staff attended the Yardi national conference. This was an opportunity for 
those staff members to attend classes, see specific new product demos (many revolving around AI agents to 
streamline things like tenant certifications and leases), participate in the conference, and network with other Yardi 
clients.  Of course, there was much discussion about HOTMA and NSPIRE, but everyone in any housing circle is 
tackling the new changes that these topics bring with them. 

We have also moved from reviewing IT ticketing systems to beginning configuration of a new system, with a target 
of implementation by the end of October. As I discussed in last month’s report, requests currently arrive through 
phone calls, emails, text messages, and direct conversations, making it difficult to consistently measure our service 
activity. The new system is intended to support our KPI initiatives by allowing us to track service requests and 
measure IT response and resolution performance. 

As to our monthly statistics, this month I will introduce our next measurable KPI: Backup Reliability.  On average, we 
process several backup jobs per day covering our cloud and physical systems.  Unfortunately, vagueness in the 
specific numbers are required as this is a public forum, but based on the number of jobs completed, for the month of 
September, we hit 99% success.  I will be setting the target level of this KPI at 95% as the goal to be easily 
reportable.  I do that to be conservative because even if a backup fails, typically it only fails partially, but it is still 
counted as a failure because a file or system failed to backup.  

KPI September 2026 Statistic Target 

Service availability Met at 99.999% (Aug 99.9%) 99.9% 

Backup reliability Met at 99% 95% 

Lastly, we are introducing two new technology classes in November for all employees. One will focus on the use of 
Microsoft Teams, and the other will cover current business practices for using technology to communicate 
effectively. Both classes are intended to help employees use the technology available to them for clearer, more 
effective day-to-day communication. 

Thank you, 

This concludes the report of the Chief Information Officer. 



Board Meeting Date: NOV 26 Board Resolution # :5235

CLIENT # ADDRESS
TOTAL

AMOUNT DUE

RENT

CHARGES *

OTHER

CHARGES **

MOVE-OUT

DATE
PROJECT AMP PROPERTY MANAGER COMMENTS

2775
2346 APPLEBEE WAY 

CHARLESTON, SC 29407
$3,097.00 $3,017.00 $80.00 7/3/2026 SCATTERED SITE 40 EVICTION-NON PAYMENT OF RENT

2689
708 SEQUOIA STREET 

CHARLESTON, SC 29407
$234.00 $212.00 $22.00 7/13/2026 SCATTERED SITE 40 SKIP- NON PAYMENT OF RENT

$3,331.00 $3,229.00 $102.00

PRIOR 12-MONTH WRITE-OFF HISTORY  (Comparison Reference)

Month / Board Meeting Date Amount Written Off

Sept-26 $19,145.00

Aug-26 $1,385.00

Jul-26 $8,083.00

Jun-26 $5,444.60

May-26 $13,076.00

Apr-26 $36,908.39

Mar-26 $15,420.00

Feb-26 $21,830.97

Jan-26 $52,603.53

Dec-25 $2,882.00

Nov-25 $22,242.50

Oct-25 $8,086.06

12-Month Total: $207,107.05

Monthly Average: $17,258.92



Interoffice Memorandum          Resolution #5236  

 
Housing Authority of the City of Charleston (CHA) 

550 Meeting Street, Charleston, SC 29403 

Phone (843) 579-3007 / Email: dlr@chacity.org 

 

Date: October 12, 2026 

To:  The Board of Commissioners 

From: Diana Ruhlig-Hendrix, Compliance Officer and Organizational Trainer 

Subject:   Proposed 2027 Housing Choice Voucher Utility Allowances 

 

The 2027 Utility Allowance Study for the Housing Authority of the City of Charleston’s Housing Choice Voucher Program 

was contracted with Facility Strategies Group, LLC, and received this year on October 2,2026.  Utility allowances were 

determined using a statistical model approach with current utility rates. The allowances include all fixed and volumetric 

charges and taxes where applicable.  

Utilities rates increased overall from last year by 5.5%.  The highest increase appears to be with fuel oil, which increased 

by 49%.  With approval, the new utility allowances will become effective January 1, 2027, and applied as each family 

completes their annual recertification. 

The HCV allowances are provided for the following unit types: 

• Apartment 

• Duplex 

• Single Family 

• Townhouse 

 

Included in this resolution is the HUD-52667 Utility Allowance Schedule for each unit type, effective January 1, 2027, and 

a comparison of the utility allowance between the years 2027 and 2026 for each unit type. 

 

 

 

 

 



Previous versions are obsolete.  1 Form HUD-52667 (7/2019)

Utility Allowance Schedule  
See Public Reporting and Instructions on back. 

The following allowances are used to determine the total cost of tenant-furnished utilities and appliances. 
Locality/PHA Unit Type Date (mm/dd/yyyy) 

Utility or Service Fuel Type 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 

Heating Natural Gas       

Bottled Gas       

Electric       

Electric – Heat Pump       

Fuel Oil       

Other 

Cooking Natural Gas       

Bottled Gas       

Electric       

Other       

Other Electric       

Air Conditioning       

Water Heating Natural Gas       

Bottled Gas       

Electric       

Fuel Oil       

Water       

Sewer       

Trash Collection       

Other – specify       

Range/Microwave       

Refrigerator       

Actual Family Allowances – May be used by the family to compute allowance while 
searching for a unit. 

Utility/Service/Appliance Allowance 

Heating 

Head of Household Name Cooking 

Other Electric 

Air Conditioning 

Unit Address Water Heating 

Water 

Sewer 

Trash Collection 

Other 

Number of Bedrooms Range/Microwave 

Refrigerator 

Total 

U.S Department of Housing and
Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169 
exp. 7/31/2022 

Charleston, SC Apartments 1/1/2027

$35 $40 $42 $45 $48

$45

$51

$53 $58 $63

$25$23

$69 $74

$29 $32

$17

$5

$10

$22

$12

$27

$15 $16

$32

$35 $37

$37

$51

$30

$60

$43

$66 $72

$56 $70

$18 $19

$83

$27 $28 $39 $55 $72

$6

$78

$7

$84

$10 $13

$88

$81 $88 $134

$11

$203

$12

$212

$23

$212

$0 $0 $0

$18

$0 $0

$16 $19

$0

$0 $0 $0 $0 $0

$29 $34

$0

$5 $5 $5 $5

$14

$5

$21

$5 $5 $5 $5 $5

$0 $0 $0

$25

$5

$15

$0

$38

$0 $0

$6

$24

$18$8

$29

$11

$40 $51

$15 $18 $25 $33

$12 $14 $27

$22 $26 $50 $73

$63 $74

$41 $49

$33 $40

$61

$21



Utility/Service Fuel Type 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage
Heating Natural Gas $35 $34 $1 3% $40 $38 $2 5% $42 $40 $2 5% $45 $43 $2 5% $48 $46 $2 4% $51 $48 $3 6%

Bottled Gas $45 $46 -$1 -2% $53 $54 -$1 -2% $58 $59 -$1 -2% $63 $64 -$1 -2% $69 $70 -$1 -1% $74 $75 -$1 -1%
Electric $23 $21 $2 10% $25 $23 $2 9% $29 $27 $2 7% $32 $30 $2 7% $35 $34 $1 3% $37 $39 -$2 -5%
Electric - Heat Pump $10 $10 $0 0% $12 $12 $0 0% $15 $14 $1 7% $16 $16 $0 0% $18 $19 -$1 -5% $19 $21 -$2 -10%
Fuel Oil $51 $34 $17 50% $60 $40 $20 50% $66 $44 $22 50% $72 $48 $24 50% $78 $52 $26 50% $84 $56 $28 50%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Cooking Natural Gas $6 $5 $1 20% $7 $6 $1 17% $10 $9 $1 11% $13 $12 $1 8% $16 $15 $1 7% $19 $17 $2 12%
Bottled Gas $11 $11 $0 0% $12 $13 -$1 -8% $18 $18 $0 0% $23 $24 -$1 -4% $29 $29 $0 0% $34 $35 -$1 -3%
Electric $6 $6 $0 0% $8 $7 $1 14% $11 $11 $0 0% $14 $14 $0 0% $18 $17 $1 6% $21 $21 $0 0%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Other Electric $24 $24 $0 0% $29 $28 $1 4% $40 $39 $1 3% $51 $50 $1 2% $63 $60 $3 5% $74 $71 $3 4%
Air Conditioning $15 $14 $1 7% $18 $17 $1 6% $25 $24 $1 4% $33 $31 $2 6% $41 $40 $1 2% $49 $48 $1 2%
Water Heating Natural Gas $12 $11 $1 9% $14 $13 $1 8% $21 $19 $2 11% $27 $25 $2 8% $33 $31 $2 6% $40 $37 $3 8%

Bottled Gas $22 $23 -$1 -4% $26 $27 -$1 -4% $38 $39 -$1 -3% $50 $50 $0 0% $61 $62 -$1 -2% $73 $74 -$1 -1%
Electric $15 $14 $1 7% $17 $17 $0 0% $22 $21 $1 5% $27 $26 $1 4% $32 $31 $1 3% $37 $36 $1 3%
Fuel Oil $25 $17 $8 47% $30 $20 $10 50% $43 $29 $14 48% $56 $38 $18 47% $70 $47 $23 49% $83 $56 $27 48%

Water $27 $24 $3 13% $28 $26 $2 8% $39 $36 $3 8% $55 $52 $3 6% $72 $67 $5 7% $88 $82 $6 7%
Sewer $81 $76 $5 7% $88 $83 $5 6% $134 $126 $8 6% $203 $192 $11 6% $212 $201 $11 5% $212 $201 $11 5%
Trash Collection $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Other- specify $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Range/Microwave $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%
Refrigerator $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%

5 BdrmApartment 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm



Previous versions are obsolete.  1 Form HUD-52667 (7/2019)

Utility Allowance Schedule  
See Public Reporting and Instructions on back. 

The following allowances are used to determine the total cost of tenant-furnished utilities and appliances. 
Locality/PHA Unit Type Date (mm/dd/yyyy) 

Utility or Service Fuel Type 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 

Heating Natural Gas       

Bottled Gas       

Electric       

Electric – Heat Pump       

Fuel Oil       

Other 

Cooking Natural Gas       

Bottled Gas       

Electric       

Other       

Other Electric       

Air Conditioning       

Water Heating Natural Gas       

Bottled Gas       

Electric       

Fuel Oil       

Water       

Sewer       

Trash Collection       

Other – specify       

Range/Microwave       

Refrigerator       

Actual Family Allowances – May be used by the family to compute allowance while 
searching for a unit. 

Utility/Service/Appliance Allowance 

Heating 

Head of Household Name Cooking 

Other Electric 

Air Conditioning 

Unit Address Water Heating 

Water 

Sewer 

Trash Collection 

Other 

Number of Bedrooms Range/Microwave 

Refrigerator 

Total 

U.S Department of Housing and
Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169 
exp. 7/31/2022 

Charleston, SC Duplex 1/1/2027

$45 $51 $54 $57 $61

$62

$64

$73 $80 $86

$32$29

$92 $98

$36 $39

$22

$5

$13

$28

$15

$34

$18 $19

$40

$43 $47

$46

$71

$37

$84

$54

$91 $98

$70 $87

$21 $23

$104

$27 $28 $39 $55 $72

$6

$105

$7

$112

$10 $13

$88

$81 $88 $134

$11

$203

$12

$212

$23

$212

$0 $0 $0

$18

$0 $0

$16 $19

$0

$0 $0 $0 $0 $0

$29 $34

$0

$5 $5 $5 $5

$14

$5

$21

$5 $5 $5 $5 $5

$0 $0 $0

$32

$5

$18

$0

$47

$0 $0

$6

$31

$18$8

$36

$11

$51 $65

$15 $17 $31 $45

$15 $18 $34

$28 $33 $62 $91

$79 $94

$59 $73

$41 $49

$77

$26



Utility/Service Fuel Type 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage
Heating Natural Gas $45 $43 $2 5% $51 $48 $3 6% $54 $51 $3 6% $57 $54 $3 6% $61 $58 $3 5% $64 $61 $3 5%

Bottled Gas $62 $63 -$1 -2% $73 $78 -$5 -6% $80 $81 -$1 -1% $86 $87 -$1 -1% $92 $93 -$1 -1% $98 $100 -$2 -2%
Electric $29 $27 $2 7% $32 $30 $2 7% $36 $35 $1 3% $39 $40 -$1 -3% $43 $45 -$2 -4% $47 $49 -$2 -4%
Electric - Heat Pump $13 $12 $1 8% $15 $14 $1 7% $18 $17 $1 6% $19 $20 -$1 -5% $21 $23 -$2 -9% $23 $26 -$3 -12%
Fuel Oil $71 $48 $23 48% $84 $56 $28 50% $91 $61 $30 49% $98 $66 $32 48% $105 $70 $35 50% $112 $75 $37 49%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Cooking Natural Gas $6 $5 $1 20% $7 $6 $1 17% $10 $9 $1 11% $13 $12 $1 8% $16 $15 $1 7% $19 $17 $2 12%
Bottled Gas $11 $11 $0 0% $12 $13 -$1 -8% $18 $18 $0 0% $23 $24 -$1 -4% $29 $29 $0 0% $34 $35 -$1 -3%
Electric $6 $6 $0 0% $8 $7 $1 14% $11 $11 $0 0% $14 $14 $0 0% $18 $17 $1 6% $21 $21 $0 0%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Other Electric $31 $30 $1 3% $36 $35 $1 3% $51 $49 $2 4% $65 $63 $2 3% $79 $77 $2 3% $94 $90 $4 4%
Air Conditioning $15 $14 $1 7% $17 $17 $0 0% $31 $30 $1 3% $45 $44 $1 2% $59 $58 $1 2% $73 $71 $2 3%
Water Heating Natural Gas $15 $14 $1 7% $18 $17 $1 6% $26 $24 $2 8% $34 $31 $3 10% $41 $39 $2 5% $49 $46 $3 7%

Bottled Gas $28 $28 $0 0% $33 $33 $0 0% $47 $48 -$1 -2% $62 $63 -$1 -2% $77 $78 -$1 -1% $91 $93 -$2 -2%
Electric $18 $18 $0 0% $22 $21 $1 5% $28 $27 $1 4% $34 $32 $2 6% $40 $39 $1 3% $46 $47 -$1 -2%
Fuel Oil $32 $21 $11 52% $37 $25 $12 48% $54 $36 $18 50% $70 $47 $23 49% $87 $59 $28 47% $104 $70 $34 49%

Water $27 $24 $3 13% $28 $26 $2 8% $39 $36 $3 8% $55 $52 $3 6% $72 $67 $5 7% $88 $82 $6 7%
Sewer $81 $76 $5 7% $88 $83 $5 6% $134 $126 $8 6% $203 $192 $11 6% $212 $201 $11 5% $212 $201 $11 5%
Trash Collection $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Other- specify $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Range/Microwave $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%
Refrigerator $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%

5 BdrmDuplex 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm



Previous versions are obsolete.  1 Form HUD-52667 (7/2019)

Utility Allowance Schedule  
See Public Reporting and Instructions on back. 

The following allowances are used to determine the total cost of tenant-furnished utilities and appliances. 
Locality/PHA Unit Type Date (mm/dd/yyyy) 

Utility or Service Fuel Type 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 

Heating Natural Gas       

Bottled Gas       

Electric       

Electric – Heat Pump       

Fuel Oil       

Other 

Cooking Natural Gas       

Bottled Gas       

Electric       

Other       

Other Electric       

Air Conditioning       

Water Heating Natural Gas       

Bottled Gas       

Electric       

Fuel Oil       

Water       

Sewer       

Trash Collection       

Other – specify       

Range/Microwave       

Refrigerator       

Actual Family Allowances – May be used by the family to compute allowance while 
searching for a unit. 

Utility/Service/Appliance Allowance 

Heating 

Head of Household Name Cooking 

Other Electric 

Air Conditioning 

Unit Address Water Heating 

Water 

Sewer 

Trash Collection 

Other 

Number of Bedrooms Range/Microwave 

Refrigerator 

Total 

U.S Department of Housing and
Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169 
exp. 7/31/2022 

Charleston, SC Single Family 1/1/2027

$46 $52 $56 $60 $64

$64

$68

$76 $83 $90

$39$35

$98 $105

$42 $46

$22

$5

$15

$28

$18

$34

$21 $23

$40

$49 $53

$46

$73

$37

$86

$54

$95 $103

$70 $87

$25 $28

$104

$27 $28 $39 $55 $72

$6

$111

$7

$120

$10 $13

$88

$81 $88 $134

$11

$203

$12

$212

$23

$212

$0 $0 $0

$18

$0 $0

$16 $19

$0

$0 $0 $0 $0 $0

$29 $34

$0

$5 $5 $5 $5

$14

$5

$21

$5 $5 $5 $5 $5

$0 $0 $0

$32

$5

$18

$0

$47

$0 $0

$6

$36

$18$8

$42

$11

$59 $76

$12 $14 $32 $52

$15 $18 $34

$28 $33 $62 $91

$92 $109

$70 $89

$41 $49

$77

$26



Utility/Service Fuel Type 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage
Heating Natural Gas $46 $44 $2 5% $52 $49 $3 6% $56 $53 $3 6% $60 $57 $3 5% $64 $61 $3 5% $68 $64 $4 6%

Bottled Gas $64 $65 -$1 -2% $76 $77 -$1 -1% $83 $84 -$1 -1% $90 $92 -$2 -2% $98 $100 -$2 -2% $105 $107 -$2 -2%
Electric $35 $33 $2 6% $39 $38 $1 3% $42 $42 $0 0% $46 $47 -$1 -2% $49 $51 -$2 -4% $53 $55 -$2 -4%
Electric - Heat Pump $15 $14 $1 7% $18 $17 $1 6% $21 $21 $0 0% $23 $25 -$2 -8% $25 $28 -$3 -11% $28 $30 -$2 -7%
Fuel Oil $73 $49 $24 49% $86 $58 $28 48% $95 $64 $31 48% $103 $69 $34 49% $111 $75 $36 48% $120 $81 $39 48%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Cooking Natural Gas $6 $5 $1 20% $7 $6 $1 17% $10 $9 $1 11% $13 $12 $1 8% $16 $15 $1 7% $19 $17 $2 12%
Bottled Gas $11 $11 $0 0% $12 $13 -$1 -8% $18 $18 $0 0% $23 $24 -$1 -4% $29 $29 $0 0% $34 $35 -$1 -3%
Electric $6 $6 $0 0% $8 $7 $1 14% $11 $11 $0 0% $14 $14 $0 0% $18 $17 $1 6% $21 $21 $0 0%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Other Electric $36 $35 $1 3% $42 $41 $1 2% $59 $57 $2 4% $76 $73 $3 4% $92 $89 $3 3% $109 $105 $4 4%
Air Conditioning $12 $11 $1 9% $14 $13 $1 8% $32 $31 $1 3% $52 $50 $2 4% $70 $69 $1 1% $89 $87 $2 2%
Water Heating Natural Gas $15 $14 $1 7% $18 $17 $1 6% $26 $24 $2 8% $34 $31 $3 10% $41 $39 $2 5% $49 $46 $3 7%

Bottled Gas $28 $28 $0 0% $33 $33 $0 0% $47 $48 -$1 -2% $62 $63 -$1 -2% $77 $78 -$1 -1% $91 $93 -$2 -2%
Electric $18 $18 $0 0% $22 $21 $1 5% $28 $27 $1 4% $34 $32 $2 6% $40 $40 $0 0% $46 $48 -$2 -4%
Fuel Oil $32 $21 $11 52% $37 $25 $12 48% $54 $36 $18 50% $70 $47 $23 49% $87 $59 $28 47% $104 $70 $34 49%

Water $27 $24 $3 13% $28 $26 $2 8% $39 $36 $3 8% $55 $52 $3 6% $72 $67 $5 7% $88 $82 $6 7%
Sewer $81 $76 $5 7% $88 $83 $5 6% $134 $126 $8 6% $203 $192 $11 6% $212 $201 $11 5% $212 $201 $11 5%
Trash Collection $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Other- specify $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Range/Microwave $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%
Refrigerator $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%

5 BdrmSingle Family 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm



Previous versions are obsolete.  1 Form HUD-52667 (7/2019)

Utility Allowance Schedule  
See Public Reporting and Instructions on back. 

The following allowances are used to determine the total cost of tenant-furnished utilities and appliances. 
Locality/PHA Unit Type Date (mm/dd/yyyy) 

Utility or Service Fuel Type 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 

Heating Natural Gas       

Bottled Gas       

Electric       

Electric – Heat Pump       

Fuel Oil       

Other 

Cooking Natural Gas       

Bottled Gas       

Electric       

Other       

Other Electric       

Air Conditioning       

Water Heating Natural Gas       

Bottled Gas       

Electric       

Fuel Oil       

Water       

Sewer       

Trash Collection       

Other – specify       

Range/Microwave       

Refrigerator       

Actual Family Allowances – May be used by the family to compute allowance while 
searching for a unit. 

Utility/Service/Appliance Allowance 

Heating 

Head of Household Name Cooking 

Other Electric 

Air Conditioning 

Unit Address Water Heating 

Water 

Sewer 

Trash Collection 

Other 

Number of Bedrooms Range/Microwave 

Refrigerator 

Total 

U.S Department of Housing and
Urban Development
Office of Public and Indian Housing

OMB Approval No. 2577-0169 
exp. 7/31/2022 

Charleston, SC Townhouse 1/1/2027

$44 $50 $52 $54 $57

$61

$59

$72 $76 $80

$32$29

$84 $89

$36 $40

$22

$5

$13

$28

$16

$34

$19 $21

$40

$43 $47

$46

$70

$37

$82

$54

$87 $91

$70 $87

$23 $25

$104

$27 $28 $39 $55 $72

$6

$96

$7

$101

$10 $13

$88

$81 $88 $134

$11

$203

$12

$212

$23

$212

$0 $0 $0

$18

$0 $0

$16 $19

$0

$0 $0 $0 $0 $0

$29 $34

$0

$5 $5 $5 $5

$14

$5

$21

$5 $5 $5 $5 $5

$0 $0 $0

$32

$5

$18

$0

$47

$0 $0

$6

$30

$18$8

$35

$11

$49 $63

$17 $19 $28 $37

$15 $18 $34

$28 $33 $62 $91

$76 $90

$46 $55

$41 $49

$77

$26



Utility/Service Fuel Type 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage 2027 2026 Difference Percentage
Heating Natural Gas $44 $42 $2 5% $50 $47 $3 6% $52 $50 $2 4% $54 $52 $2 4% $57 $54 $3 6% $59 $56 $3 5%

Bottled Gas $61 $62 -$1 -2% $72 $73 -$1 -1% $76 $77 -$1 -1% $80 $82 -$2 -2% $84 $86 -$2 -2% $89 $90 -$1 -1%
Electric $29 $27 $2 7% $32 $30 $2 7% $36 $35 $1 3% $40 $40 $0 0% $43 $45 -$2 -4% $47 $49 -$2 -4%
Electric - Heat Pump $13 $13 $0 0% $16 $15 $1 7% $19 $18 $1 6% $21 $22 -$1 -5% $23 $25 -$2 -8% $25 $27 -$2 -7%
Fuel Oil $70 $47 $23 49% $82 $55 $27 49% $87 $58 $29 50% $91 $61 $30 49% $96 $65 $31 48% $101 $68 $33 49%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Cooking Natural Gas $6 $5 $1 20% $7 $6 $1 17% $10 $9 $1 11% $13 $12 $1 8% $16 $15 $1 7% $19 $17 $2 12%
Bottled Gas $11 $11 $0 0% $12 $13 -$1 -8% $18 $18 $0 0% $23 $24 -$1 -4% $29 $29 $0 0% $34 $35 -$1 -3%
Electric $6 $6 $0 0% $8 $7 $1 14% $11 $11 $0 0% $14 $14 $0 0% $18 $17 $1 6% $21 $21 $0 0%
Other $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%

Other Electric $30 $29 $1 3% $35 $34 $1 3% $49 $47 $2 4% $63 $61 $2 3% $76 $74 $2 3% $90 $87 $3 3%
Air Conditioning $17 $16 $1 6% $19 $19 $0 0% $28 $27 $1 4% $37 $36 $1 3% $46 $45 $1 2% $55 $54 $1 2%
Water Heating Natural Gas $15 $14 $1 7% $18 $17 $1 6% $26 $24 $2 8% $34 $31 $3 10% $41 $39 $2 5% $49 $46 $3 7%

Bottled Gas $28 $28 $0 0% $33 $33 $0 0% $47 $48 -$1 -2% $62 $63 -$1 -2% $77 $78 -$1 -1% $91 $93 -$2 -2%
Electric $18 $18 $0 0% $22 $21 $1 5% $28 $27 $1 4% $34 $32 $2 6% $40 $39 $1 3% $46 $47 -$1 -2%
Fuel Oil $32 $21 $11 52% $37 $25 $12 48% $54 $36 $18 50% $70 $47 $23 49% $87 $59 $28 47% $104 $70 $34 49%

Water $27 $24 $3 13% $28 $26 $2 8% $39 $36 $3 8% $55 $52 $3 6% $72 $67 $5 7% $88 $82 $6 7%
Sewer $81 $76 $5 7% $88 $83 $5 6% $134 $126 $8 6% $203 $192 $11 6% $212 $201 $11 5% $212 $201 $11 5%
Trash Collection $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Other- specify $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0% $0 $0 $0 0%
Range/Microwave $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%
Refrigerator $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0% $5 $5 $0 0%

5 BdrmTownhouse 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm



Interoffice Memorandum          Resolution #5237  

 
Housing Authority of the City of Charleston (CHA) 

550 Meeting Street, Charleston, SC 29403 

Phone (843) 579-3007 / Email: dlr@chacity.org 

 

Date: October 12, 2026 

To:  The Board of Commissioners 

From: Diana Ruhlig-Hendrix, Compliance Officer and Organizational Trainer 

Subject:   Request for approval of Payment Standards 2027 for the Housing Choice Voucher Program (HCVP) 

This will be the third year in which HUD has mandated that the Housing Authority of the City of Charleston (CHA) must 

utilize the Small Area Fair Market Rents (SAFMR) for all ZIP Codes within our jurisdiction. With Board approval, the 

following payment standards will be effective January 1, 2027. In areas where the payment standard decreases, CHA will 

use the Hold Harmless policy.  Under Hold Harmless, the current payment standard will be used for the current year 

and/or remainder of the tenant’s occupancy of that unit, whichever time period is shorter. This year, we have three ZIP 

Codes that are under the Hold Harmless policy, and they are ZIP Codes 29403 (Charleston), 29470 (Ravenel), and 29487 

(Wadmalaw Island). 

Zip 
Code City 

Percent
age 

0 
BDRM 

1 
BDRM 

2 
BDRM 

3 
BDRM 

4 
BDRM 

5 
BDRM 

6 
BDRM 

29401 Charleston 105% $2,226 $2,310 $2,520 $3,129 $3,591 $4,130 $4,668 

29403 Charleston* 110% $2,123 $2,211 $2,409 $2,992 $3,432 $3,946 $4,461 

29405 N. Charleston 110% $1,529 $1,595 $1,738 $2,156 $2,475 $2,846 $3,217 

29406 N. Charleston 110% $1,694 $1,771 $1,925 $2,387 $2,750 $3,162 $3,575 

29407 Charleston 105% $1,764 $1,838 $2,006 $2,489 $2,856 $3,284 $3,713 

29412 James Island 103% $1,988 $2,070 $2,256 $2,802 $3,214 $3,696 $4,178 

29414 Charleston 100% $1,900 $1,980 $2,150 $2,670 $3,070 $3,531 $3,991 

29418 N. Charleston 110% $1,573 $1,639 $1,782 $2,211 $2,541 $2,922 $3,303 

29420 N. Charleston 110% $1,793 $1,870 $2,035 $2,519 $2,904 $3,339 $3,775 

29426 Adams Run 100% $1,480 $1,540 $1,680 $2,080 $2,400 $2,760 $3,120 

29429 Awendaw 90% $2,250 $2,340 $2,547 $3,159 $3,636 $4,182 $4,727 

29449 Hollywood 100% $1,340 $1,400 $1,520 $1,880 $2,170 $2,496 $2,821 

29455 Johns Island 110% $1,804 $1,881 $2,046 $2,541 $2,915 $3,352 $3,789 

29464 Mt Pleasant 105% $2,247 $2,342 $2,552 $3,161 $3,644 $4,190 $4,737 

29466 Mt Pleasant 95% $2,318 $2,413 $2,632 $3,259 $3,753 $4,315 $4,878 

29470 Ravenel* 110% $1,188 $1,232 $1,342 $1,661 $1,947 $2,239 $2,531 

29487 
Wadmalaw 
Island* 110% $1,606 $1,683 $1,837 $2,277 $2,618 $3,010 $3,403 

29492 Daniels Island 100% $2,120 $2,200 $2,400 $2,980 $3,420 $3,933 $4,446 

 * The 2027 Payment Standards will be lower than the Payment Standards for 2026.  HCV will be utilizing  
Hold Harmless for the units in these ZIP Codes until a new tenant moves into the unit.  

 
 

 



Interoffice Memorandum          Resolution #5238  

 
Housing Authority of the City of Charleston (CHA) 

550 Meeting Street, Charleston, SC 29403 

Phone (843)-579-3007 / Email:  dlr@chacity.org 

 

Date: October 12, 2026 

To:  The Board of Commissioners 

From: Diana Ruhlig-Hendrix, Compliance Officer and Organizational Trainer 

Subject:   Proposed 2027 Low-Income Public Housing Utility Allowances and Flat Rent Schedules 

 

The 2027 Utility Allowance Study for the Housing Authority of the City of Charleston’s Low-Income Units was contracted 

with Facility Strategies Group, LLC, and received this year on October 2, 2026.  With approval, the new utility allowances 

will become effective January 1, 2027, and applied as each family completes their annual recertification. 

The Utility allowances were calculated for retail meters at all CHA sites using an engineering-based method.  All 

allowances are calculated by applying the current utility rates for electricity, natural gas, water, and sewer applied to 

consumption values consistent with the HUD-Approval letter for the Phase II EPC. The allowances for all utilities include 

the basic monthly charges, volumetric/consumption charges, and taxes where applicable. 

Electric and natural gas services are paid by the tenant for all developments in CHA’s public housing portfolio.  The 

electric utility allowance does not include consumption for miscellaneous plug loads, air conditioning, or dehumidifiers. 

Water and sewer services are paid by the tenants at all Scattered Sites within each AMP.  All other developments are 

master-metered and authority-paid and do not receive a utility allowance for water and sewer.  All developments in 

Scattered Sites 15, 16, and 25, use Charleston Water System’s rates for water and sewage inside the city limits.  Included 

in this resolution is an overall view of the utility allowance and the Flat Rent Schedules for each development, and a 

comparison of the utility allowance for years 2027 and 2026.   

 

The Flat Rents will be based on the Small Area FMRs (SAFMR), which is based on ZIP Codes.  Currently, our public 

housing units span across four ZIP Codes, 29401, 29403, 29407, and 29464.  The Flat Rent is calculated based on 80% of 

the SAFMR for that ZIP Code and then decreased by the utility allowance for that specific development. 

 

 

 

                           
 
 
 
 
 
 
 
 



                  
Small Area Fair Market Rate for each ZIP Code 
 

 
 

Efficiency 1-Bdrm 2-Bdrm 3-Bdrm 4-Bdrm 5-Bdrm

SAFMR 2,120$    2,200$    2,400$    2,980$    3,420$    3,933$    

80% 1,696$    1,760$    1,920$    2,384$    2,736$    3,147$    

Efficiency 1-Bdrm 2-Bdrm 3-Bdrm 4-Bdrm 5-Bdrm

SAFMR 1,930$    2,010$    2,190$    2,720$    3,120$    3,588$    

80% 1,544$    1,608$    1,752$    2,176$    2,496$    2,871$    

Efficiency 1-Bdrm 2-Bdrm 3-Bdrm 4-Bdrm 5-Bdrm

SAFMR 1,680$    1,750$    1,910$    2,370$    2,720$    3,128$    

80% 1,344$    1,400$    1,528$    1,896$    2,176$    2,503$    

Efficiency 1-Bdrm 2-Bdrm 3-Bdrm 4-Bdrm 5-Bdrm

SAFMR 2,140$    2,230$    2,430$    3,010$    3,470$    3,991$    

80% 1,712$    1,784$    1,944$    2,408$    2,776$    3,193$    

Flat Rent - 29401

Flat Rent - 29403

Flat Rent - 29407

Flat Rent - 29464



0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $54.35 $77.03 $99.62 - - Electric - $52.06 $74.48 $96.11 - -

Natural Gas - $47.89 $82.00 $106.83 - - Natural Gas - $47.89 $82.00 $106.83 - -

Total - $103.00 $160.00 $207.00 - - Total - $100.00 $157.00 $203.00 - -

Flat Rent - $1,657.00 $1,760.00 $2,177.00 - - Flat Rent - $1,660.00 $1,763.00 $2,181.00 - -

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $25.71 $29.64 $31.16 - - Electric - $26.63 $28.83 $30.37 - $45.87

Natural Gas - $65.77 $110.15 $145.20 - - Natural Gas - $66.83 $93.16 $113.74 - $145.01

Total - $92.00 $140.00 $177.00 - - Total - $94.00 $122.00 $145.00 - $191.00

Flat Rent - $1,516.00 $1,612.00 $1,999.00 - - Flat Rent - $1,514.00 $1,630.00 $2,031.00 - $2,680.00

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $81.85 $129.89 $170.12 $225.86 $244.50 Electric - $30.03 $36.21 $35.38 $33.35 $34.14

Natural Gas - - - - - - Natural Gas - $59.87 $103.41 $136.88 $175.30 $184.16

Total - $82.00 $130.00 $171.00 $226.00 $245.00 Total - $90.00 $140.00 $173.00 $209.00 $219.00

Flat Rent - $1,702.00 $1,814.00 $2,237.00 $2,550.00 $2,948.00 Flat Rent - $1,518.00 $1,612.00 $2,003.00 $2,287.00 $2,652.00

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric $44.91 $25.12 $31.74 $32.15 - - Electric - $26.70 $31.32 $30.77 $47.20

Natural Gas $29.95 $61.22 $104.36 $138.15 - - Natural Gas - $64.35 $89.44 $108.78 - $137.57

Total $75.00 $87.00 $137.00 $171.00 - - Total - $92.00 $121.00 $140.00 - $185.00

Flat Rent $1,469.00 $1,521.00 $1,615.00 $2,005.00 - - Flat Rent - $1,516.00 $1,631.00 $2,036.00 - $2,686.00

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $29.90 $36.35 $37.73 - - Electric - $26.70 $29.60 $29.64 $32.95 $45.47

Natural Gas - $64.44 $107.57 $141.38 - - Natural Gas - $64.78 $89.81 $109.09 $128.77 $137.70

Total - $95.00 $144.00 $180.00 - - Total - $92.00 $120.00 $139.00 $162.00 $184.00

Flat Rent - $1,513.00 $1,608.00 $1,996.00 - - Flat Rent - $1,516.00 $1,632.00 $2,037.00 $2,334.00 $2,687.00

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $26.12 $31.57 $39.39 - - Electric - - $117.96 $120.57 - -

Natural Gas - $83.45 $102.48 $125.04 - - Natural Gas - - - - - -

Water - $23.00 $34.28 $45.56 - - Water - - $36.74 $49.16 - -

Sewer - $65.74 $113.25 $160.76 - - Sewer - - $123.59 $175.93 - -

Total - $199.00 $282.00 $371.00 - - Total - - $279.00 $346.00 - -

Flat Rent - $1,409.00 $1,470.00 $1,805.00 - - Flat Rent - - $1,249.00 $1,550.00 - -

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR 0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $26.12 $31.57 $39.39 $41.82 - Electric - $25.36 $27.81 $32.94 - -

Natural Gas - $79.62 $96.73 $117.37 $105.25 - Natural Gas - $63.32 $78.95 $96.34 - -

Water - $20.98 $31.25 $41.52 $51.79 - Water - $23.00 $34.28 $45.56 - -

Sewer - $57.23 $100.49 $143.75 $187.01 - Sewer - $65.74 $113.25 $160.76 - -

Total - $184.00 $261.00 $343.00 $386.00 - Total - $178.00 $255.00 $336.00 - -

Flat Rent - $1,424.00 $1,491.00 $1,833.00 $2,110.00 - Flat Rent - $1,430.00 $1,497.00 $1,840.00 - -

0 BR 1 BR 2 BR 3 BR 4 BR 5 BR

Electric - $26.12 $31.57 $39.39 $41.82 -

Natural Gas - $77.10 $94.87 $115.08 $102.52 -

Water - $20.98 $31.25 $41.52 $51.79 -

Sewer - $57.23 $100.49 $143.75 $187.01 -

Total - $182.00 $259.00 $340.00 $384.00 -

Flat Rent - $1,218.00 $1,269.00 $1,556.00 $1,792.00 -

AMP30: Scattered Site 16 (SCI-16/29403) (PH-SS16)

AMP30: Scattered Site 15 (SCI-15/29403) (S1530403)

AMP20: Scattered Site 15 (Athen's Ct/29403) (S1540403)

Reviewed 10/12/2026

AMP40: Scattered Site 15 (Sequoia/29407) (S1540407)

AMP40: Scattered Site 25 (SCI-25/29407) (PH-SS25)

AMP20: Edmund Jenkins Homes (SCI-9/29464) (PH-EJH) AMP20: Cooper River Court  (SCI-8/29403) (PH-CRC)

AMP20: Meeting Street Manor (SCI-10/29403) (PH-MSM) AMP20: Meeting St. Manor Ext (SCI-13 CO) (PH-MSME)

AMP40: Gadsden Green Homes (SCI-5/29403) (PH-GGH) AMP40: Gadsden Green Ext (SCI-13/29403) (PH-GGE)

2027 Residential Utility Allowances - Effective January 1, 2027
AMP30: Robert Mills Manor (SCI-1/29401) (PH-RMM) AMP30: Robert Mills Manor Ext (SCI-6/29401) (PH-RMME)

AMP30: Wraggborough Homes (SCI-4/29403) (PHWragg) AMP30: Wraggborough Homes Ext (SCI-13) (PHWraggE)



Resolution #5240
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