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INTRODUCTION

Introduction

Affordable Housing Strategy
Greenville, South Carolina

In the spring of 2014, Development Strategies was commissioned to conduct a citywide affordable housing study for the
City of Greenville. The focus of the study is on understanding the problems, challenges, and opportunities relating to the
delivery of affordable housing in Greenville, and the strategies needed to address them. The intent is to provide the city
with a sound understanding of the conditions of the affordable housing market, and a clear, data-driven foundation from
which to build effective housing strategies.
It therefore analyzes the causative factors that lead to differences in the quality of affordable housing, the demographic variables that correlate with affordable housing, and the policies that could lead to better outcomes and uses of limited public
funds. To accomplish this, the study is organized in the following way:
1.

Introduction: A report overview and outline is provided, as well as the specific geographic areas that are studied.

2.

Summary of Challenges and Opportunities: In April 2014, a series of interviews were conducted with a broad
cross-section of people involved in the affordable housing industry to understand current challenges and
opportunities.

3.

Demographic and Household Analysis: An analysis of census-driven data on demographic and household
variables is analyzed to reveal trends and patterns in the composition of Greenville residents as they relate to
affordable housing.

4.

Supply Analysis: Trends in the supply of housing are evaluated, including affordable and market rents and sale
prices.

5.

Demand: The depth of demand for housing by the affordability level of existing households is quantified for all
housing formats, including affordable housing.

6.

Housing Strategies: In the final chapter, strategies are recommended that address issues identified in the previous
chapters.

While perceptions of low and moderate income housing can vary, it is generally accepted that low-income housing targets
households that earn between zero and 30 percent of area median income (often abbreviated to “AMI”, this figure is $58,000
for 2014 for the Greenville metro), while moderate-income housing targets households that earn between 30 and 60 percent of
AMI.
Following
indicates
affordable
housing
within
the
context of the entire
spectrum
of
housing.



Subsidized Housing: generally targets households earning between zero and 30 percent of AMI annually, which amounts
to a range of zero to $17,500 for a four-person household in Greenville. Such residents typically qualify for Housing
Choice or “Section 8” Vouchers, in which tenants devote 30 percent of their income to rent, and federal subsidy pays the
remaining amount to the landlord.



Affordable Housing: generally targets moderate income households that earn between 30 and 60 percent of area median
income, for a range of $17,500 and $35,000 for a four-person household in Greenville. The Low-Income Housing Tax
Credit (LIHTC) program generally targets this group by subsidizing developers and landlords to enable them to charge
below-market rents for qualifying households.



Workforce Housing: definitions of workforce housing vary, but it is generally thought to target households that earn
between 60 and 120 percent—or 80 and 120 percent, by some definitions—of AMI. Generally speaking, there are few
government programs that target this group, since the private market can generally deliver quality housing to this group.
This is particularly true in a fairly affordable market like Greenville, although the provision of quality workforce housing is a
significant issue in areas such as New York and San Francisco that have high costs of living.



Upscale and Luxury Housing: such housing is sometimes referred to as “high-end” and generally targets households
earning 120 percent of AMI or more—that is, the most affluent residents in a region.
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Study Areas: Submarkets
Providing an affordable housing strategy for an
entire city is inherently challenging because
different neighborhoods have different challenges
and opportunities. The city is therefore
subdivided into seven study areas or submarkets in
order to gain a better understanding of how
conditions vary by geography. The seven
submarkets were determined after analyzing socioeconomic data, identifying man-made and natural
boundaries, and conversations with city and
housing officials, and are indicated on the following
map.
Downtown: The center of the Greenville economy, it
is facing a significant influx of affluent, educated residents who desire a more urban, walkable lifestyle. It
has a significant population of low and moderateincome households
West Side: The submarket with the greatest concentration of low-income residents, West Side faces challenges of providing quality affordable housing, has the
opportunity to leverage its location near downtown,
and may someday need to address issues related to
gentrification.
North Side: A somewhat socioeconomically diverse
submarket, North Side has a fair amount of housing
that accommodates households with moderate incomes.
Southwest: The most affluent of Greenville submarkets, South Side’s greatest challenge may be the provision of housing that is affordable to low and moderate
income households.
Near East: The most ethnically diverse submarket,
Near East has varying degrees of housing quality and
affordability, pointing to the need for different housing
strategies for different neighborhoods.
Northeast: The youngest and most densely populated
submarket, the Northeast has a high percentage of
multifamily apartments, as well as people attending college.
Southeast: The southeast submarket is the largest in
area and offers a great deal of relatively new, lowdensity housing.
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Challenges and Opportunity—Key Insights
The term “affordable housing” is relative, as everyone seeks an affordable home. But, as personal income increases, a
household naturally has more housing choices available. Increasing the affordability of Greenville’s housing, therefore, is directly tied to increasing accessibility to good jobs and general economic development. On the other hand,
households with fixed incomes, low-wage jobs, or without employment often have very few modern affordable housing options, and some wait months for an available unit—either on formal waiting lists or simply until an affordable
home comes on the market. Those with credit problems, criminal backgrounds, or who are dealing with various addictions may find it all but impossible to qualify for modern affordable housing, and often live in substandard conditions without an adequate support environment to resolve behavioral issues which, if corrected, could increase the
choice of affordable housing rents and prices.

Affordable Housing: A Changing Landscape
As is discussed in detail throughout this report, the demographics in Greenville have changed during the past 20 years
and continue to change, resulting in demand for types of housing that were considered obsolete in years past or were
even non-existent in significant amounts. Smaller homes are in greater demand, some of this in multifamily rental
structures but much is owner-occupied single family home products. There is some evidence, for example, that mill
housing on the periphery of Greenville is increasing in demand because it is affordable, convenient, small, and in already established “communities.” And, like most cities, older parts of Greenville have slowly emptied, while new development has occurred outside the city or on its periphery, which not only spreads limited municipal resources more
thinly but contributes to higher public service costs and reduced affordability.
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Stakeholder Interviews
Consistent through the conversations held in the Greenville area affordable housing stakeholders and other interested
parties as part of this study was the hope that more, good quality, affordable housing could be made available to those
who desire to live in the city of Greenville near employment, family and friends, and community resources. Few felt
Greenville had deep problems with housing affordability, and all agreed the city has done well in building a foundation
of support to assist both housing developers and the households they serve. In many ways, affordable housing is not
a “crisis issue” in Greenville, though it is a crisis issue for individual households living in substandard conditions and
for those searching for this type of housing.
The following points summarize specific affordable housing issues raised in these recent conversations, ongoing housing concerns the city is addressing, and challenges and opportunities noted in the current city-wide housing strategy.

Funding New Housing
Funds to create housing and keep it affordable is an often-raised topic in Greenville. Housing developers, for
instance, noted that the city has almost everything in place to support new affordable housing—including strong
demand, great master planning, experienced community development corporations (CDCs), quality development
guidelines—except “money,” specifically “low-cost money” (more on low-cost money later).
Decreasing Federal Dollars
With U.S. Department of Housing and Urban Development (HUD) funds greatly diminished over the past few years,
the Greenville’s Community Development Division (CDD) has had shrinking funds to invest in the progressive
housing activities that it became known for over the past decade. Homebuilders and developers have appreciated the
City’s willingness to assist with acquiring properties and land-banking, demolitions, improving infrastructure, and
community policing, as well as its cooperative involvement in the process. But the CDD’s direct involvement has
been reduced due to lack of funding, whether federal, state, or local.
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Finding More Local Dollars
While state and federal funds should continue to be lobbied for, more local sources for funding housing should be
promoted, including:
o

Directing some tax revenue and/or fees collected from new development projects toward CDD for purposes
of supporting affordable housing programs. For example, as a replacement for HUD grants, the city could
develop a dedicated funding stream via a housing trust fund.

o

Requiring mixed-income housing in “hot” market areas via inclusionary zoning.

o

Engaging local philanthropy and financial institutions for monetary support, through using methods to reduce
financial risk to such support. “Cheap money” (e.g., low/no interest loans) was reported as an acceptable
substitution for “free money” (e.g., HUD grants) and would also promote continued reinvestment by the
private market.

Limited HOME Funds
Grants from HUD to states and units of general local government to implement increased homeownership and
affordable housing opportunities for low and very low-income households have declined substantially which has
forced very capable and formerly locally active CDCs to re-focus their efforts in other parts of the region and state
with better resources. There was a suggestion that better collaboration among Greenville area non-profits would help
avoid duplicate efforts while concentrating resources more efficiently and effectively.
Advocacy for Affordable Housing
Both for profit and non-profit developers desire help from the city in identifying subsidy programs that they might
use to encourage infill development and renovation, a task well-suited to the CDD. The city should also advocate and
support community associations, creation of community gardens (even as interim land uses), public meetings, police
involvement, and code enforcement. The development community should continue to acknowledge the disconnect
between low-income person’s resources of time/money and search/need for education regarding housing and
employment
CommunityWorks Carolina
CWC has been in place since 2008 to promote affordable housing, financial wellness, and community economic
development to empower low wealth families and communities, partly through improved education of buyers about
homeownership. But there is at least the perception that, while becoming more popular, it is still not a widely-used
source of equity. Many housing advocates emphasized the crucial link between economic development, job creation,
accessibility to jobs (transit improvements and related), and being able to afford good quality housing.
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Single Family Renovation/Repair Program
Community members and city officials alike are concerned about disinvestment in some neighborhoods. There is a
perception that owners of housing are not fully maintaining those homes, perhaps for fear of not recouping such
investments when the home is sold or rented, triggering a self-fulfilling cycle that reduces the desirability of certain
neighborhoods.
Obsolete Housing Stock
While there might technically be more “affordable housing” than first meets the eye, much of it is obsolete and/or
too small. For instance, while originally designed as largely self-contained communities, housing in Greenville’s Mill
Towns was apparently not meant to last as long as it has. A significant proportion of the housing in some parts of the
city (and immediately adjacent unincorporated areas) is of a style that is no longer preferred in the market or has
limited appeal because the homes are smaller than typical new homes. Still, housing in mill communities is often
considered affordable to certain demographic groups but reinvestment is necessary to assure high quality standards.
Code Enforcement
Code enforcement is thought to be inconsistent in Greenville, especially for rental housing. City officials
acknowledge that it is “difficult to enter private homes” for adequate code enforcement, but it is possible under, say,
licensing or occupancy permit programs if legislatively enacted.
o

But code enforcement should incorporate policies and programs to encourage reinvestment—say, grants,
loans, and other means to upgrade occupied housing. Older properties, for instance, have higher utility costs
because they have old, inefficient systems, drafty windows, and limited insulation. The resulting high utility
costs, particularly in the winter, are especially burdensome on low-income families, thus decreasing
affordability.

Rental Properties
Although most landlords in Greenville manage and maintain their properties in a forthright manner, there are some
who create significant problems because they do not properly maintain their properties or treat their tenants well.
This contributes to disinvestment and neighborhood decline which, in turn, encourages nearby landlords and
homeowners to delay some maintenance—again, the self-fulfilling cycle of deterioration.
o

The South Carolina Residential Landlord and Tenant Act covers landlord and tenant obligations but is not
well-enforced.

o

Landlords generally welcome the city’s assistance, but not intrusiveness and burdensome or “blind”
bureaucracy. Enforcement must be applied consistently and fairly.

o

Occasional inspections can be an opportunity to meet tenants with public assistance and provide education
about rights and responsibilities.
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Innovative Housing Products
Greenville needs new or renovated “starter homes” that are small but affordable for young professional singles and
couples who have promising careers and future income growth, but lack credit and/or down payment cash at present.
These are not necessarily persistent low-income or low-wealth households, but they bring important labor force talent
to Greenville and initially need a boost. Moreover, the City should investigate and eventually encourage innovative or
formerly discouraged housing types like mother-in-law suites built as rental on larger properties, senior housing in a
number of creative designs, and the adoption of appropriate zoning overlays to support and encourage affordable
housing in mixed-income environments.
Places First, Housing Second
Still, a common refrain was to focus not on units or products, but on building neighborhoods and communities that
offer a wide range of products and a range of prices and rents. Communities can build defined centers with a sense of
place. Both the housing and labor markets favor places with character, including walkable neighborhoods and spaces
that support active living like parks and open space, community gardens, bike lanes, and sidewalks. Affordability
increases with less reliance on automobiles and reduced distance to private and public services.
Marketing the City
One means to attract more households willing and able to invest in Greenville’s housing stock is to better educate
people and housing realtors about efficiencies of city living. “Sell” Greenville as a unique place that can actually save
them costs—commuting costs can be reduced, housing prices can be more affordable, and so on. Increasing the
demand for housing in Greenville through marketing will increase the investment in the city’s housing, with an
outcome that more resources are raised for affordability programs.
o

That said, virtually everyone agreed that demand is increasing for urban housing. This creates a need and an
opportunity for a “housing summit” to increase awareness of options in transitional neighborhoods, especially
those close to downtown. These options should include programs to preserve affordable housing options
even as the private market puts upward pressure on housing values.

o

The summit should include the general public, housing realtors, and housing developers with a purpose to
increase both marketability and affordability for a wide range of income/wealth classes.

Historic Preservation and Design
Nearly all believe it’s important to preserve the city’s historic character even as affordable housing is renovated or
built. Enforceable urban design guidelines for existing and new construction should respect the existing building
stock. That said, the city has done very well encouraging good design practices.
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Demographic and Household Analysis

Demographic Overview of Greenville
Understanding the demographics of the Greenville region provides a good first step in creating a strategy aimed at improving its affordable housing stock. Historic population and household trends provide a basic framework for understanding
demand for housing, while income data allows for more detailed insight into what types of housing are needed. The following sections explore key population, household, and income trends. Specific housing indicators will be included in a
later section, titled, “Housing Indicator Analysis.”

Population Trends
Significant population growth at the state level over the past decade has been driven in part by rapid growth in Greenville
County and the Greenville-Maudlin-Easley Metropolitan Statistical Area (MSA). Between 2000 and 2012, the county’s
population grew more than 20 percent—slightly faster than both the state (17.8 percent) and the MSA (16.1 percent).
Population growth in the city of Greenville has lagged behind the region as a whole, increasing just 8.6 percent over the
span. However, population projections in the city are positive through 2017, with growth expecting to accelerate to more
than ten percent. This can likely be attributed to changing demographic trends and preferences that have led to increased
desirability of urban living and urban lifestyles.

Regional
Population
Trends
© ESRI, 2014

Description

P opu l at i on
2017 Projection
2012 Estimate
2010 Census
2000 Census
Growth 2012-2017
Growth 2010-2012
Growth 2000-2010
Hou s eh ol d Si ze
2017 Projection
2012 Estimate
2010 Census
2000 Census
Growth 2012-2017
Growth 2010-2012
Growth 2000-2010
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Greenville

Greenville

Greenville

County

MSA

South Carolina

67,367
60,935
58,409
56,002

504,146
464,394
451,225
379,616

693,443
651,393
636,986
559,940

5,032,194
4,739,840
4,625,364
4,012,012

10.6%
4.3%
4.3%

8.6%
2.9%
18.9%

6.5%
2.3%
13.8%

6.2%
2.5%
15.3%

2.09
2.08
2.08
2.11

2.49
2.48
2.49
2.47

2.49
2.49
2.49
2.48

2.49
2.50
2.49
2.53

0.5%
0.0%
-1.4%

0.4%
-0.4%
0.8%

0.0%
0.0%
0.4%

-0.4%
0.4%
-1.6%
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Overall population growth in the city of Greenville has varied across the seven designated submarkets. Between 2000 and
2012, Greenville’s Downtown grew nearly 50 percent—by far the largest proportional increase over the period. While this
figure is significant, it is partially a product of Downtown’s relatively small residential population. Still, this is very much inline with a national trend of downtown housing growth in urban areas, and points to a very positive trend for Downtown
Greenville and an economic generator for the city and region. Balancing this influx of relatively affluent new residents with
the needs of the existing (and largely low and moderate income) residents is a critical challenge for Greenville.
The Southeast submarket had the largest increase in population, adding 2,988 residents between 2000 and 2012—growth of
nearly 30 percent—and accounted for nearly 70 percent of the total population growth in Greenville over the span. The
Northeast submarket grew steadily as well, increasing 16 percent.
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Projected net population growth in the West Side and Near East submarkets through 2017 represents a significant shift in
recent trends. Between 2000 and 2010, overall population in both submarkets decreased between seven and ten percent.
Residential populations remained relatively stable in both areas between 2010 and 2012, and are projected to trend positively over the next several years. These neighborhoods provide good opportunities for reinvestment, as they are well-located
near the amenities of Downtown and de-population in previous decades have suppressed property values in the area.
Overall population growth across the seven designated submarkets is expected to continue through 2017 between six and
16 percent.
Population trends in Greenville are summarized in the table below.

Household Trends
Households are formally defined as “occupied housing units regardless of the relationship of the household members.”
While household trends are generally similar to population trends in a given area, significant demographic shifts can cause
the patterns to diverge. Rates of household and population growth in Greenville track closely across the majority of the
submarkets and the city overall. One notable exception is the Northeast submarket. While the population in the area grew
about 16 percent between 2000 and 2012, household growth of the same span was much higher at 28 percent. This is likely
due to an influx of smaller one- and two-person student households in the submarket driven by the presence of Bob Jones
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University, and a decrease or downsizing of larger families. During the period, average household size in the Northeast
submarket decreased from 2.01 to 1.97 persons.
The population and household trends for Greenville indicate that there has been significant growth in the city over the past
decade, suggesting a continued demand for new housing. Greenville’s Downtown has shown a resurgence in residential
growth since 2000, and neighborhoods adjacent to the east and west have recently begun to reverse decades-long patterns
of population decline. The challenge, in some places, will be accommodating market demand for infill housing in transitional neighborhoods that are evolving, given the difficulties of land assembly, and a lack of economies of scale for smaller
developments, and the need for gap financing.
Age Trends
The overall population of Greenville is relatively evenly distributed by age, with the Early Workforce (ages 25 to 34), Family
Years (ages 35 to 49), and Empty Nesters (ages 50 to 64) cohorts each comprising just under 20 percent of the total population, and an overall median age of 35 years. While most of the submarkets follow similar trends, the Northeast study area
has the lowest median age by a significant margin (25 years), driven in part by a large College Age cohort that comprises 38
percent of the total population in the submarket.
Due to this concentration of college students, this submarket will have a large proportion of households that earn very low
wages; however their housing needs—and effective housing strategies—will be very different from a submarket with lowincome residents. For example, code enforcement is an issue that comes to the fore with student housing, whereas lowincome areas often require subsidies in order to deliver quality affordable housing.
On the other end of the spectrum, the West Side submarket has the highest median age (42), and the largest cohort of Empty Nesters, as older households have remained in the area despite depopulation throughout the past several decades.
The age distribution for the city of Greenville and the designated submarkets are shown below.

Age Distribution Comparison
Age Cohort

Total population:
0 - 4 (Pre-school)
5 - 17 (K-12)
18 - 24 (College Age)
25 - 34 (Early Workforce)
35 - 49 (Family Years)
50 - 64 (Empty Nesters)
65 - 74 (Seniors)
75+ (Elderly)
Median Age

Downtown

West Side

North Side

South Side

Near East

Northeast

Southeast

Greenville

60,935
6%
13%
14%
17%
19%
18%
7%
7%
35.0

6,183
6%
14%
8%
13%
21%
24%
7%
7%
41.5

8,166
7%
12%
6%
20%
22%
20%
6%
7%
37.6

14,188
7%
14%
8%
15%
19%
21%
9%
8%
39.4

9,901
7%
12%
12%
18%
20%
18%
6%
7%
35.7

10,734
5%
9%
38%
18%
13%
11%
4%
4%
24.9

14,766
6%
15%
11%
19%
18%
16%
7%
7%
34.5

67,367
6%
13%
14%
17%
19%
18%
7%
7%
35.0

© ESRI, 2014
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Overall population growth at the city level will drive an increase in each of Greenville’s age cohorts. Through 2017,
the Seniors and Elderly cohorts are expected to grow the most significantly, at 33 and 16 percent, respectively. This will
likely fuel demand for affordable senior housing as householders age out of single-family homes and seek to downsize. Growth across the remaining age cohorts is expected between six and eleven percent, with the exception of the
College Age cohort, which is projected to grow two percent over the span.

Projected Population Growth
Greenville, SC: 2012-2017
Source: ESRI, 2014
0%

5%

10%

15%

20%

25%

30%

35%

40%

Pre-school (0-4)
K - 12 (5-17)
College Age (18-24)
Early Workforce (25-34)
Family Years (35-49)
Empty Nesters (50-64)
Seniors (65-74)
Elderly (75+)
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Household Income
Household income is one of the most critical determinants of housing affordability and demand. Understanding the
income distribution of a community creates perspective as to what housing types are needed to ensure that all segments of the population have appropriate housing options. The overall median household income in the city of
Greenville ($37,000) is approximately 13 percent below that of the MSA and 18 percent below that of the county.
Greenville therefore has a disproportionate amount of low and moderate income housing—as well as singles and
young people, who tend to earn less, on a household basis. These trends are all common for central cities and point
to the need for regional strategies to equitably share affordable and subsidized housing, and for greater regional housing resources to be focused in Greenville.
Regional median income trends are shown in the table below.

Regional
Median Income
Trends
© ESRI, 2014

Greenville

Greenville

South

Description

Greenville

County

MSA

Carolina

M edi an Hou s eh ol d In c om e
2017 Projection
2012 Estimate
2000 Census
Annual Growth 2012-2017
Annual Growth 2000-2012
Growth 2012-2017
Growth 2000-2012

$43,484
$36,834
$33,187
3.4%
0.9%
18%
11%

$51,742
$44,387
$41,234
3.1%
0.6%
17%
8%

$50,225
$42,147
$39,215
3.6%
0.6%
19%
7%

$48,527
$41,425
$37,137
3.2%
0.9%
17%
12%

Income growth was low between 2000 and 2012, due in large part to the “Great Recession” of 2008. Income growth
over the next five years is projected to be far more robust, which should lead to better home appreciation and opportunities for investment in new and rehabilitated housing.
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Significant income disparities exist across Greenville’s submarkets, pointing to the need for greater intervention in
some areas of the city, as well as differing housing policies based on location. The Southeast submarket has exhibited
the fastest population growth of the selected areas over the previous decade and has the highest median income
($46,000). Income growth was generally poor from 2000 to 2012, following a national trend in which a great amount
of jobs, income, and wealth were lost in the Great Recession of 2008. That said, downtown fared well, which was
likely due to an influx of wealthier residents—a trend seen in downtowns across the nation over the past decade.
South Side also fared well; it has the highest concentration of affluent and highly educated residents in the city.

Income trends for the selected submarkets are shown in the following table.

Income Trend and Distribution Comparison
Description

Downtown

West Side

North Side

South Side

Near East

Northeast

Southeast

Greenville

M edian Hou s eh old In c ome
2017 Projection
2012 Estimate
2000 Census
Annual Growth 2012-2017
Annual Growth 2000-2012

$17,808
$15,761
$11,642
2.5%
2.6%

$17,132
$16,811
$16,318
0.4%
0.2%

$50,560
$42,467
$40,218
3.6%
0.5%

$54,846
$45,298
$38,196
3.9%
1.4%

$30,429
$26,631
$23,991
2.7%
0.9%

$44,914
$38,542
$36,919
3.1%
0.4%

$53,371
$45,806
$42,709
3.1%
0.6%

$43,484
$36,834
$33,187
3.4%
0.9%

© ESRI, 2014
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Further analysis of the income distribution across Greenville’s submarkets provides context to the data above. Nearly
half of the households in Greenville’s Downtown and West Side submarkets are very low-income, earning less than
$15,000 annually. This is a strong indicator of the need for affordable housing in the areas and the densest concentration of poverty in the city, as no other submarket exhibits more than 28 percent of the population earning similarly
low figures. In contrast, the South Side and Southeast submarkets are relatively affluent, with 26 percent of households earning more than $100,000 annually. This proportion is followed closely by the Southeast submarket at 22
percent.
The following graph compares the distribution of median household incomes by income strata in Greenville and the
seven designated submarkets.
100%

2012 Median
Household Income
Distribution
Comparison

90%

6%

3%
2%

4%

8%

18%
26%

7%
80%

© ESRI, 2014

11%
7%

12%

9%
18%
24%

9%

5%

5%

11%

11%

22%

17%

7%
8%

70%

60%

9%

31%

15%

15%

15%
19%

13%

14%
50%

15%

11%
32%

32%

16%

40%
28%
$100,000+

30%
49%

$75,000-$99,999
$50,000-$74,999

25%

20%

25%
27%

45%
28%

$35,000-$49,999
$25,000-$34,999

10%

16%

28%
20%

17%
10%

$15,000-$24,999
< $15,000

0%
Downtown

West Side

North Side

South Side

Near East

Northeast

Southeast

Greenville

The income disparities across the Greenville submarkets are representative of the city’s varied housing needs. While
the South Side and Northeast submarkets appear relatively stable with populations more affluent than the city overall,
affordable housing options remain largely unaddressed within and adjacent to Greenville’s Downtown. Nearly half of
the population in these areas is very low-income, earning less than $15,000 annually.
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Housing Indicator Analysis
This analysis focuses on specific data that provides insight into the makeup of the housing stock and housing affordability
in Greenville. As with the demographic data, different data sources (i.e., Esri, U.S. Census Bureau, American Community
Survey) report estimates for categories such as housing units, households, and median housing value.
Community Survey for 2008 to 2012 data allows for a detailed comparison of housing characteristics.

American

It also provides

more up-to-date data for the following categories: year structure built, homeownership and rental vacancy rates, number of
bedrooms, owner-occupied vs. renter-occupied housing values, monthly mortgage payments, and average gross rental rates.

Housing Trend Comparison
The following table summarizes various housing trends in Greenville, Greenville County, and South Carolina. When
comparing Greenville to the region overall, several trends are apparent. First, the city exhibits a significantly larger
proportion of rental households than either the county or state, with approximately 54 percent of all housing units renteroccupied, compared to just 33 percent in Greenville County and 31 percent in South Carolina. This is driven in part by a
median household income in the city that is eleven percent below the state figure and 17 percent below the county overall,
as well as limited access to mortgage credit and a local housing market that remains relatively weak. Second, the Greenville
has a significantly smaller average household size compared to the remaining study areas at just 2.1 persons, and the lowest
median household income at $37,000. This is common among central cities, which tend to attract more young, single
people. This also drives household income down, because there is often a single income earner in a household. However,
income on a per capita basis in places like Greenville tends to be closer to regional figures.

Housing Trend Category
Summary Households
© ESRI, American Community
Survey 2008-2012

Greenville

Greenville County

South Carolina

26,824
29,097
10.0%
4.2%

182,334
195,348
8.8%
2.5%

1,842,851
2,134,456
12.7%
2.8%

Overall Occupancy Rate

88%

91%

84%

% Owner Occupied Units

46%

67%

69%

% Renter Occupied Units

54%

33%

31%

Housing Units
Renter Vacancy Rate
Owner Occ. Vacancy Rate

Avg. HH Size
Median Housing Value
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2.08

2.48

2.50

$147,592

$146,071

$136,860

Median Gross Rent

$736

$730

$749

Median HH Income

$36,834

$44,387

$41,425
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Housing Affordability1
The American Community Survey provides data that

Housing Affordability

indicates how much people pay for housing, both owner-

Monthly Mortgage Costs, Greenville, SC

occupied and rental.

Source: American Community Survey 2007 2011

distribution

of

The charts to the right display the

housing

payments

for

renters

and

homeowners in Greenville. It is important to note that this
comparison is not “apples to apples” because the mortgage
cost data only includes all payments to the lenders:

the

principal and interest payments, real estate taxes, fire, hazard,
and flood insurance payments, and mortgage insurance
premiums, but not utilities. Conversely, the gross rent data
includes the monthly rent paid and utilities.
An equal proportion of mortgage payments in Greenville fall
between $1,000 and $1,499 and exceed $2,000 per month,
with each group accounting for approximately 28 percent of
all mortgage payments in the city. By comparison, just 13
percent of all renters pay more than $1,000 per month in rent,
including utilities. Approximately four percent of all renters

Housing Affordability

in the city pay less than $200 per month, indicating that they

Monthly Rent Paid, Greenville, SC

live in highly subsidized housing including family-owned

S

A

i

C

it S

2007 2011

units at no cost, Section 8 vouchers, or tenant-based rental
asssistance.
The median mortgage payment is $1,387 and the median
gross rent is $736 per month, suggesting that rental housing is
typically significantly more affordable than homeownership in
Greenville. This highlights that homeownership remains well
out of reach for most low-income households in the area, and
emphasizes the need for additional quality affordable housing.

1 “Monthly Mortgage Cost” data from the American Community Survey includes all expenses paid to the lender: principal and interest payments, real estate taxes, fire,
hazard, and flood insurance payments, and mortgage insurance premiums. Utilities and maintenance are not included. “Gross Rent” data includes all housing expenses
for renters: their rent and utility costs.
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Housing Cost Burden
Another important indicator is how much people pay for housing as a proportion of their household income. In the
U.S., about 37 percent of all homeowner households and 52 percent of all renter households pay more than 30 percent of their monthly income for housing.2 This is important because this is the threshold defined by the U.S. Department of Housing and Urban Development (HUD) and other housing experts that defines when the cost of housing becomes a burden, or when the cost of housing forces households to cut back on other necessities. In South Carolina, 33 percent of homeowners and 52 percent of renters pay more than 30 percent of their income for housing.

Housing Cost as Percent of Household Income
Percentage Comparison
Source: American Community Survey (2008‐2012)

50%
45%
40%
35%
30%
25%
20%
15%
10%
5%
0%
< 20%

20% to 25%

Gross Rents

25% to 30%

30% to 35%

35% +

Homeowner Costs

This data offers important implications because households paying more than 30 percent of their income for housing
are more likely to have trouble affording other necessities, such as utilities, maintenance, transportation, and food.
Therefore, it is necessary to provide these households, through various government programs and non-profit agencies, services that assist them in obtaining appropriate housing.

2 U.S. Census Bureau, American Community Survey (2005-2007)
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Characteristics of the Housing Stock
Greenville’s housing stock is significantly older relative to the county and state. Approximately 19 percent of homes in the
city were built before 1940, compared to only nine percent of homes from the same era in Greenville County and South
Carolina overall. New construction has been modest over the past several years, with just 87 units built since 2010. This
followed a relatively rapid burst of construction during the housing bubble of the early 2000s, as the 4,272 units built over
the period were the most of any decade since the 1950s. That said, the growth in households in non-urban parts of the
county has been evident in the data, as new construction in Greenville County and South Carolina has significantly
outpaced the city since the beginning of the 1980s. Older housing stock remaining in the city typically has more deferred
maintenance issues and potentially higher utility costs that may reduce its appeal.

Housing Units by
Year Constructed
Source: American Community
Survey 2008-2012 estimates

Greenville
Year Constructed

Greenville County

South Carolina

Number

Percent

Number

Percent

Number

Percent

Built 2010 or later
Built 2000 to 2009
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979

87
4,272
3,622
3,561
3,807

0%
15%
12%
12%
13%

955
39,963
37,717
28,111
31,566

0%
20%
19%
14%
16%

9,089
427,379
435,631
362,929
344,753

0%
20%
20%
17%
16%

Built 1960 to 1969

3,353

12%

21,305

11%

207,282

10%

Built 1950 to 1959

4,787

16%

18,141

9%

163,433

8%

Built 1940 to 1949

2,733

9%

8,673

4%

75,298

4%

Built 1939 or earlier
T ot al

2,875
29,097

10%

5%

108,662
2,134,456

5%

8,917
195,348

According to American Community Survey estimates, single-family homes comprise 54 percent of the total housing stock
in the city of Greenville—below comparable figures for the county and state at 70 and 65 percent, respectively. The city
has the largest proportion of units contained within large structures of more than 10 units (25 percent), while about 15
percent of units are contained in mid-size structures of three to nine units. This unit distribution is representative of
Greenville’s renter population and the overall density of residential development.

Housing Units
Distribution
Source: American Community
Survey 2008-2012

Illinois
South Carolina
Perry County
Greenville County

1 unit
2 units
3 to 9 units

Pinckneyville
Greenville
Du Quoin

10 to 20+ units
Mobile Home
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1 unit

0%

20%

2 units

3 to 9 units

40%

60%

10 to 20+ units

80%

100%

Moblie Home
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Building Permits
According to HUD’s building permit database, 7,698 permits for single- and multi-family units were issued between
1984 and 2013, accounting for about nine percent of all permits issued in Greenville County over the period—a relatively small proportion compared to the urban cores of other metro areas. Multi-unit construction comprised the
bulk of permitting activity in Greenville throughout the 1980s and 1990s, followed by a significant increase in singlefamily permitting in the mid-2000s during the height of the housing bubble. Similar to other parts of the county, the
recent recession slowed construction activity in Greenville dramatically. The 95 permits issued in 2009 represented a
decline of more than 75 percent from the 429 average annual permits issued over the previous five years.
The following graph summarizes building permit data for Greenville from 1984 to 2013. It is important to point out
that this data illustrates how many permits were issued, not how many structures were actually constructed each year.
Building Permit Information
Greenville, South Carolina (1984-2013)
Source: HUD, 2014
600
500
400
300
200
100
0

Units in All Multi-Family Structures
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Supply Analysis

Supply Analysis is often the most specific, detailed, and tangible part of any housing study. It provides a “ground-level”
view of how a market is currently performing. Coupled with other analyses, it can also point to current missed opportunities, as well as to what is working, in terms of delivering quality affordable housing.

For‐Sale Housing Overview
Despite a recent dip in home values since the end of
2013, as well as one that occurred from late 2011
through 2012, home values in metro Greenville have
remained relatively stable during the recent recession.
According to Zillow, the regional average home value is
currently $134,000, a 13 percent increase from ten years
ago. However, the graph to the right shows that home
values in metro Greenville have recently increased at
rates that exceed some of its peer regions, including
Greensboro, Columbia, and Chattanooga.

This indi-

cates that while housing in Greenville remains fairly
affordable – average home value in the U.S. is currently
about $170,000 – values and prices are generally on the
rise throughout the region.
According to ESRI, home values in the city are higher
than the region, with a city-wide median home value of
nearly $148,000, which is also fairly affordable. However, the map to the right, which shows median home
values for the city of Greenville, indicates there is great
fluctuation in home values by neighborhood. Certain
neighborhoods on the east and west sides of the city
remain very affordable, with home values that are below $100,000, while values in neighborhoods immediately north and south of downtown often exceed
$200,000.
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For‐Sale Submarket Analysis
While the median home value for Greenville indicates affordability, average sale prices for homes over the past three years
suggests otherwise. Based on sales data provided by the City and County, the average sale price for homes in the city of
Greenville was $231,000 from 2011 to 2013, which is 56 percent higher than the median value. Sale prices also vary considerably by submarket, as shown in the table and map below.

With average prices of $296,000 and $342,000 in the South Side and Downtown, respectively, new product in these neighborhoods is largely unattainable for most of the population. Although homes in the Near East submarket have an average
sales price of $129,000, roughly one-fourth of all sales are priced below $53,000. This suggests that a large proportion of
homes in this submarket are of poor quality and would require substantial improvements.
No submarket has more variation in sale prices than the West Side, where homes have an average sales price of $156,000,
but one-fourth of the homes sold for less than $30,000. This variability in values provides a significant challenge to the city
leaders, as many potential buyers are priced out of higher value neighborhoods, while in areas where home values are relatively low, the cost of developing new quality for-sale housing often exceeds the market value for the property. As a result,
the private market will not delivery new “replacement” homes to the market because there is little economic incentive to do
so.
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Rental Housing Overview
Data indicate reasons for optimism in the market for rental housing. Recent trends have converged and propelled occupancy and rents of apartments upward. Given the desirability of urban living for the Millennial generation and the appeal of
downtown housing, opportunities for urban rental housing should emerge in the short-term.
National Trends
After suffering several tough recession and post-recession years, the apartment market has rebounded nationally. Vacancy
rates peaked at eight percent in 2009, but have since declined to 4.9 percent. There are three primary reasons cited for this
recovery. The first is a reduced supply delivery. Unit completions were down substantially in 2010 through 2012, allowing
existing supply to be absorbed into the market. The second reason is that the Millennial generation—a cohort larger than
the baby boomers—has reached peak renter age. Perhaps more significantly, they are beginning to be hired into the employment market.
Roughly 70 percent of all job gains in 2010 went to workers in the prime renter demographic of 20- to 34-year-olds, according to Marcus & Millichap. Lastly, the rate of homeownership is on the decline. After peaking at almost 69 percent in
2006, homeownership has decreased to just below 65 percent, resulting in the addition of over three million renteroccupied homes, according to the U.S. Census.
Greenville Rental Market
The Greenville rental market has rebounded, following the national trend. Completions and permits have risen in recent
years, while vacancy rates have declined substantially since their peak in 2009.

Metro Greenville Apartment Trends

National Completions vs.Vacancy

Source: Hendricks-Berkadia

Source: Marcus and Millichap Research Services, REIS 2013
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Rental Submarkets: Market Rate Apartments
Based on rental housing data from the 2012 Greenville County Apartment Community Survey, which provided rent and property data for 50
market rate properties totaling 8,668 units, the average net rent for
market rate rental properties in Greenville is $797 per month. However, as with the for-sale housing market, rents range considerably by
submarket, with significantly higher rates in and near Downtown. According to the 2012 survey, average rents for one-bedroom and twobedroom units in Downtown are $1,211 and $1,506 per month, respectively, or $1.51 and $1.27 per square foot.
While these rents are generally limited to a few newer properties in
Downtown, they are in stark contrast to a few other submarkets, particularly the Near East submarket, which has average rents ranging
from $0.59 to $0.77 per square foot.

With nearly half of all surveyed rental units located in the Southeast submarket, rents in this area are fairly consistent with
citywide averages. However, newer properties generally achieve rents that are 30 to 60 percent higher than older properties
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built prior to 1990. Newer market rate properties are currently achieving rents exceeding $1.20 per square foot, a likely
benchmark for supporting the cost of construction in this area of the city.

Submarket Analysis: Affordable Apartments
Affordable properties are generally those that target households earning 30 to 60 percent of area median income. Apartment development
is facilitated with tax credits from the Low Income Housing Tax Credit (LIHTC) program, and limits are set on household earnings for qualifying tenants, as well as rents that can be charged. For 2014, maximum monthly gross rents in Greenville are $655 for one-bedroom
units and $786 for a two-bedroom unit.
The 2012 Greenville County Apartment Community Survey also provides rent and property data for 25 affordable rental properties that
were built under this program. These properties contain a total of
2,244 rental units and have an average rent of $613 per month, representing an average discount of 23 percent from the city’s average market rent.
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While there is far less variation in rents at affordable properties because of the rent restrictions placed on these properties, affordable rents at properties in submarkets such as Downtown or the South Side are still well above the affordable rents in properties in submarkets such as the Near East side.

Case Studies
Single Family and Townhome Developments
While new single family and townhome products are often difficult to develop in an urban area because acquisition and
construction costs often exceed their improved values, these types of projects can be very marketable. This is particularly
true in areas in or near downtown locations, as these types of developments generally have a deeper pool of demand (i.e.,
more people want to live in single family homes than want to live in multifamily properties).
Despite issues regarding feasibility, there are multiple examples of larger single family and townhome infill products in
Greenville. However, each project has required some level of public financing or participation to help bridge the gap between the market value of the completed property and the cost of delivery that property market. Sale prices for these
homes and townhomes have ranged from $66,000 for two-bedroom homes on the city’s north side to $192,000 on the west
side. Details regarding some of these projects are summarized in the following pages.
Affordable Rental Housing
We have also identified two affordable rental properties that were constructed with partial funding through the LIHTC or
HOME funding programs. Both projects have units or homes that are restricted to low and moderate incomes, but offer
very different product types. One of the projects includes single family rental homes, which offers amenities such as private
yards and off-street parking as well as ample space for family households. These types of homes are generally newer singlestory or split-level homes with two or three bedrooms, or townhome units that are part of larger multifamily properties.
The other property is an age-restricted senior property. While demand for these types of projects tends to be overwhelming, there are a finite amount of tax credits that the State of South Carolina issues on an annual basis. Details regarding
these two projects are also summarized in the following pages.
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Kingsview Pointe – Rental
Developer:

Homes of Hope

Location:

West Side

Year Built:

2010

Development Cost:

Roughly $3.0 million ($110,000 per home)

Development Type:

27 Single-Family Homes (20 rental homes and seven for-sale homes)

Rental Income Limits:

30% AMI – 80% AMI

Unit Mix/Current
Rents

Unit Type
2-BR/2-Ba
3-BR/2-Ba
Tot al

Waiting List:

100 households

Absorption:

Fully leased prior to completion

Public Financing:

$500,000 from the State Housing Authority,
$260,000 from the City of Greenville’s Capital Improvement Program (CIP Funds) for
new streets
$250,000 in HOME funds

Private Financing:

$1.99 million

General Comments:

This redevelopment project is located on the west side of Greenville and was completed in
2010. In addition to the project’s 20 rental homes, it includes seven for-sale single-family
homes. It replaced the Queens Court Apartments, which had become a major blight on
the neighborhood. In addition to the various public subsidy, the City provided relocation
assistance for the residents of the former apartment complex.
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Number
8
12
20

Vacant
0
0
0

Size
950 SF
1,200 SF

Rent
$350 - $450
$475-$575

Rent/SF
$0.37 - $0.47
$0.40 - $0.48
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Brookside Gardens
Developer:

The Douglas Company

Location:

North Side

Year Built:

2010

Development Cost:

$8,165,000 ($151,000 per unit)

Development Type:

54 affordable senior (55+) rental units

Rental Income Limits:

50% AMI – 60% AMI

Unit Mix/Current
Rents

Unit Type
2-BR/2-Ba

Waiting List:

Yes, undisclosed number

Absorption:

Unavailable

Public Financing:

$365,000 from GLDC
$4.8 million from LIHTC

Private Financing:

$3.0 million

General Comments:

In addition to the LIHTC issued by the State of South Carolina, local public funding was
made available to help finance demolition of the former duplex units that were previously
on the site.
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Number
54

Vacant
2

Size
912 SF

Rent
$562 - $695

Rent/SF
$0.62 - $0.76
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Kingsview Pointe – For-Sale
Developer:

Homes of Hope

Location:

West Side

Year Built:

2010

Development Cost:

Roughly $3.0 million ($110,000 per home)

Development Type:

27 Single-Family Homes (20 rental homes and seven for-sale homes)

Income Limits:

None

Unit Mix/Sale Prices

Unit Type
3-BR/2-Ba

Sales Velocity:

Built in 3 various phases and each home sold within less than 2 months after construction.

Public Financing:

$500,000 from the State Housing Authority,
$260,000 from the City of Greenville’s Capital Improvement Program (CIP Funds) for
new streets
$250,000 in HOME funds.

Private Financing:

$1.99 million

General Comments:

The project also included 20 rental homes that are available at restricted rents. It replaced
the Queens Court Apartments, which had become a major blight on the neighborhood.
In addition to the various public subsidy, the City provided relocation assistance for the
residents of the former apartment complex.
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Number
7

Size
1,250 SF

Sale Price Range
$105,900 - $119,000

Avg. Price
$109,900

Price/SF
$87.92
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Viola Neighborhood
Developer:

City of Greenville, The Randolph Group, Greenville Housing Futures, Urban League,
First Baptist Church Greenville

Location:

North Side

Year Built:

1997-2008

Development Cost:

Estimated $11.16 million ($130,000 per home)

Development Type:

86 Single-Family Homes (Four rental homes and 82 for-sale homes)

Income Limits:

80% AMI for majority of buyers

Unit Mix/Sale Prices

Unit Type
3-BR/2-Ba

Sales Velocity:

Built in multiple phases over the course of twelve years, indicating sales of roughly seven
homes per year.

Public Financing:

$969,087 in CDBG
$286,000 from the City of Greenville’s Capital Improvement Program (CIP Funds) for
new streets
$1,440,682 in HOME funds
$104,000 in TIF
$938,000 from City Fund 115
$344,008 from State “C” Funds

Private Financing:

$3,000,000 from the Urban League
$4,080,000 from local lenders

General Comments:

The project also included four rental homes that are owned by Greenville Housing Futures. Some of the homes have resold in recent years, with most selling for more than the
original price. In some cases, the homes have increased in price by more than 20 percent.
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Number
82

Size
1,300 SF

Sale Price Range
$66,000 - $122,800

Avg. Price
$94,000

Price/SF
$72.31
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Washington Heights
Developer:

Quinn Satterfield, Inc. and City of Greenville

Location:

West Side

Year Built:

2007-2014

Development Cost:

$6.75 million ($188,000 per home)

Development Type:

36 Single-Family Homes (includes one rental home)

Income Limits:

None

Unit Mix/Sale Prices

Unit Type
2-BR/1-Ba
3-BR/2-Ba
Total

Number
12
23
35

Size
901 SF
1,257 SF

Sale Price Range
$66,000 - $102,400
$105,000 - $157,401

Avg. Price
$91,549
$129,357

Price/SF
$101.61
$102.91

Sales Velocity:

Built over the course of the past seven years, indicating sales of about five homes built and
sold per year. The rate of sales has picked up in the past year, with twelve new homes
sold since June 2013.

Public Financing:

$1.7 million from the City of Greenville’s Capital Improvement Program (CIP Funds)
$1.0 million in CDBG funds

Private Financing:

$4.05 million

General Comments:

The City provided down payment assistance to income-eligible families earning below
80% of the area median income.
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Mulberry at Pinckney
Developer:

City of Greenville and The Randolph Group

Location:

West Side

Year Built:

2007-2012

Development Cost:

$6.05 million ($178,000 per home)

Development Type:

34 Single-Family Homes

Income Limits:

None

Unit Mix/Sale Prices

Unit Type
3-BR/2-Ba

Sales Velocity:

Built over the course of five years, indicating a rate of about seven homes built and sold
per year.

Public Financing:

$900,000 from the City of Greenville’s Capital Improvement Program (CIP Funds)
$150,000 from CDBG funds

Private Financing:

$5.0 million

General Comments:

CDBG funds were used for buy down of the sales price on 25-30% of the residential
units.
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Number
34

Size
1,465 SF

Sale Price Range
$140,000 - $192,000

Avg. Price
$170,500

Price/SF
$116.38
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Downtown
Downtown is a unique submarket in that it has historically
been inhabited by low-income residents, but is receiving an
influx of relatively high-income residents, which has significant socio-economic implications and requires the establishment and implementation of thoughtful policies in order to address the needs of both populations.
Presently, the strongest rental demand from existing
households in the Downtown submarket is for very lowrent subsidized units, representing approximately 58 percent of total household affordability in the area. Affordable and market rate units account for 21 percent and 16
percent of total demand, respectively, while upscale and
luxury rentals only represent a nominal proportion of existing demand.

Yet the above chart can be somewhat misleading, especially when reconciling housing affordability of existing residents with the rents and pricing of new downtown housing units, which tend to target more affluent residents. Clearly, there is a market for market rate, upscale, and even luxury housing that is being generated by residents who are
moving into downtown from other submarkets.
While additional affordable units are a key component to long-term residential strategies in the area and a practical
tool for combatting issues of concentrated poverty, significant population growth in Downtown over the past decade
suggests that demographic shifts are beginning to emerge. Similar growth in other downtowns throughout the county
is driven by younger, well-educated, one- and two-person households. Anticipated growth in this demographic group
will likely drive demand for a greater number of market rate and upscale units. Housing policy should attempt to balance the needs of existing low-income households and the growing affluent demographic through the use of a variety
of tools including of mixed-income residential development. While Downtown maintains a significant concentration
of low-income households, pockets along the submarket’s southern boundary have median home values among the
highest in the city overall.
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For-sale housing affordability reveals a similar pattern, with
homes priced below about $60,000 being in the highest
demand and new affordable and midscale market rate
homes significantly less accessible to existing households.
So while there appears to be very little demand for market
rate for-sale housing, the reality is that it does exist—it is
just simply being generated by residents who are not currently living downtown, but are seeking housing there.
Once the for-sale housing market returns nationally and in
the Greenville region, it is likely—perhaps even certain—
that there will be demand for market rate and upscale forsale housing products in the downtown. Relative to rental
housing, demand in terms of total units tends to be lower
in most downtowns; however, developers can often pay
more for land and property acquisition, meaning several
highly desirable downtown locations could be converted to
for-sale housing following a full market recovery.
Affordable Rental Demand: Downtown
Demand (30% AMI)
Demand (60% AMI)
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0
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West Side
Like downtown, demand for affordable and subsidized
housing in the West Side is high—the highest, in percentage terms. Unlike downtown, the West Side is not experiencing the same level of demand from affluent residents
who desire a more urban lifestyle. This points to a need
for perhaps the greatest level of policy intervention among
the submarkets, due to a shortage of market-driven forces
to improve economic and housing conditions.

Current household demand for subsidized units accounts for 55 percent of all rental demand in the area, while affordable and market rate units make up 23 and 17 percent of affordability, respectively.
While the overall demand figures in the West Side submarket are similar to those Downtown, the driving forces behind these trends are distinct. The demographic shifts that can be anticipated Downtown as a result of rapid population growth are not expected in the near term in Greenville’s West Side—with the exception, perhaps of a few neighborhoods that appeal to artists along Pendleton Street near the city’s boundary and some spillover growth adjacent
Greenville’s Downtown.
Householders in the West Side are much older on average, and several decades of depopulation significantly reduced
the number of moderate- and high-income households in the area, leaving behind deep pockets of concentrated poverty. In spite of this, a small node along the western boundary of the West Side between routes 123 and 185 exhibit
stronger socioeconomic conditions than the submarket as a whole over the past decade. This area has experienced
greater population growth, higher home values, and significantly more job density than the surrounding submarket as
a result of new townhome development near St. Francis Hospital and the Greenville Mental Health Center. It is also
in close proximity to the Salvation Army Kroc Community Center, which offers a number of resources to residents in
the area including recreational facilities and wellness and fitness programming.
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Investment is needed throughout the West Side, and in more than simply housing. However, given a shortage of
community development funds, efforts may need to be concentrated in areas within the West Side with some economic momentum, in order to achieve a reasonably good return on investment and perhaps catalyze revitalization in
more disadvantaged neighborhoods in subsequent phases and years.
While demand from existing residents for for-sale housing
is overwhelmingly in the $60,000 range, there is some demand for market rate housing in the $170,000 range. Because homebuyers with the means to purchase such a
home have choices throughout the Greenville region, the
right product will have to be offered in the right location in
order to appeal to these households.
Investment in this submarket is needed over the long-term,
in housing, economic and community development. In the
near-term, development efforts should likely be concentrated where there appears to be the most market momentum and continued efforts are needed to improve affordable housing quality, as well as to attract and retain residents
of greater economic means and tax-paying potential.

Affordable Rental Demand: Westside
Demand (30% AMI)
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North Side
Greenville’s North Side exhibits demand for a more diverse mix of rental types than either Downtown or the
West Side. Again, the need for affordable and subsidized
rental units is apparent (accounting for 55 percent of
overall demand combined), but significant need for market rate and upscale rental units exists as well.
These figures are driven by a median household income in
the Northside submarket that is well above the city overall
($42,467 to $36,834), and significant population growth in
the areas immediately north of Downtown and along
Route 29. Policy strategies in this area should be flexible
to account for the relatively diverse range of socioeconomic factors with housing of mixed affordability and
type. Because of the North Side’s close proximity to
Downtown, jobs and amenities and relative neighborhood
stability and affordability, population growth is anticipated
to continue to accelerate in the submarket over the next
several years.
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Relative to the rental market, the for-sale market exhibits
even greater diversity, as mid-scale and upscale homes between the broad price points of $170,000 and $260,000 are
within affordability standards for many of the submarket’s
households. This could point to better opportunities to
create mixed-income developments that greatly leverage
private investment, but also infuse that with some public
investment to ensure that some percentage of housing
provides opportunity to lower-income households.

Affordable Rental Demand: Northside
Demand (30% AMI)
Demand (60% AMI)
Tot al D em an d
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Southwest
The South Side submarket is one of Greenville’s most
populated and affluent. Yet even here, the overall size
of this population means that, in real numbers, there
are a lot of households in need of affordable and subsidized units. Low and moderate income households
account for nearly half of all rental demand in the area.
The South Side is unique in containing the highest concentration of very high-value homes in the city, with a
significant number assessed in the range of $400,000 to
$490,000. Population in the area has continued to grow
relatively rapidly over the past decade, and job density
from Greenville’s Downtown has migrated across the
northern boundary of the South Side, providing excellent proximity to employment opportunities.

Effective affordable housing strategies in this area should take advantage of the existing market rate multi-family construction that is emerging in response to population growth. Density bonuses or other incentives for incorporating
affordable units into these market rate developments could spur the construction of additional quality affordable
units.
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Patterns in for-sale demand diverge significantly from
the rental market, as higher-income households in the
area drive demand for upscale and luxury homes. Approximately 42 of households in the submarket meet
affordability standards for upscale or luxury homes
above $260,000. In contrast, demand for more affordable homes in the $60,000 to $140,000 range comprises
a significantly smaller proportion of the overall submarket (31 percent)—well below comparable figures
across Greenville. The high cost of housing in this area
suggests that an even greater proportion of low-income
households are likely to rent.
Affordable Rental Demand: Southwest
Demand (30% AMI)
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Near East Side
The Near East Side submarket is one of Greenville’s
most socio-economically and ethnically diverse. Strong
rental demand exists for households along the lowest
end of the income spectrum, with subsidized and affordable units contributing approximately 70 percent of
total demand in the submarket. As demand for luxury
units is nominal, market rate and upscale rentals comprise the remaining 30 percent.
While population growth has occurred near the northern and southern edges of the submarket, the areas adjacent the Downtown airport have exhibited substantial
population decline, decreasing overall density and contributing to vacancy. This has affected the already lower-than-average sales price of many homes in this area
as well, the median of which has dropped well below
$100,000. Depending on the specific circumstances of
individual neighborhoods, airport-adjacent properties
may call for a land-banking strategy or land use transformation over time.

Job and population growth from the adjacent Downtown should help buoy the western portion of the submarket. A
diverse toolkit should be used to incentivize the inclusion of affordable units in existing market rate development and
capture increased investment in these areas.
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For-sale demand covers a broad range of affordability
price points from $60,000 to $170,000 and greater—
pointing to the need for affordable for-sale housing, as
well as modestly priced market rate housing. Still, the
large number of low-income households in the area
concentrates nearly 29 percent of the submarket’s total
for-sale demand for affordably-priced units near the
$60,000 price point. Some income diversity suggests a
continued need for quality, new affordable units as well,
which will form an increasingly large portion of the
overall market as population in the area continues to
grow. Preserving these affordable units for low-income
households will be key as demand continues to grow in
the nearby Downtown submarket and property values
rise.
Affordable Rental Demand: Near East
Demand (30% AMI)
Demand (60% AMI)
Tot al D eman d
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Northeast
The Northeast submarket exhibits strong rental demand across nearly the entire spectrum of affordability.
While subsidized and affordable units account for approximately 53 percent of the total figure, market rate
units account for an additional 34 percent.
The apparent strong demand for subsidized units in
this submarket is somewhat misleading. Due to the
presence of Bob Jones University and several other
university branches, a large proportion of the small,
low-income households captured in this analysis are
actually college students. As such, additional lowincome housing would not be appropriate to meet this
demand, and the development of additional student
housing in this area will likely be driven by the market.
Instead, a toolkit that targets university housing and
includes significant code enforcement is probably in the
greatest need.

The Northeast submarket is the most densely populated and ethnically diverse in the city, and is located near employment centers in both the university and the Downtown Greenville Airport.
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The affordability spectrum for for-sale homes is diverse
as well, with most demand existing for midscale market
rate homes in the wide range for $140,000 to $170,000,
with additional demand near the top and bottom of the
spectrum. Rehab potential and new affordable homes
account for approximately 45 percent of total demand,
while upscale and luxury units account for just less than
20 percent. This household distribution across a wide
affordability spectrum suggests that mixed-income development may be appropriate in the area to leverage
both private and public investment to meet the housing
needs for a variety of household types.
Affordable Rental Demand: Northeast
Demand (30% AMI)
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Southeast
The Southeast submarket is the largest in size and second
largest in population. The large number of households in
the area generates demand across nearly the entire rental
spectrum for subsidized, affordable, market rate, and upscale units. Apart from the South Side submarket, the
Southeast is the only area to exhibit significant demand for
luxury rental units.
While the Southeast submarket is the least densely populated of the seven designated in our analysis (due to its large
size), it has grown the most significantly over the past decade, and captured nearly 70 percent of all population
growth over the span. Yet even though median income
figures in the submarket are well above the city average—
and only slightly below the South Side—there remains a
significant number of low and moderate income households in need of quality housing.

Again, leveraging existing market rate multi-family development through the use of incentives and density bonuses as
the submarket continues to grow could become a viable strategy to improve the quality of the affordable housing
stock. In this submarket, the greatest challenge is likely to be getting approvals for denser housing formats (such as
townhomes and apartments) that help to ensure that it provides a fair share of affordable housing, relative to other
submarkets in the city.

DEVELOPMENT STRATEGIES

49

Affordable Housing Strategy
Greenville, South Carolina

Demand Analysis

Demand for for-sale homes is somewhat more targeted,
with the largest proportion of households falling within
affordability standards of midscale market rate homes
along the price points of $170,000 to $200,000. Similar
to the South Side submarket, ample demand exists for
upscale and luxury homes. While most of the demand
in the area is concentrated across midscale market rate
units, approximately a third of households in the
Southeast submarket meet affordability standards for
homes $260,000 or greater. Again, this relatively high
cost of housing likely drives an even greater proportion
of low-income households in the area to rent, as few
can afford for-sale homes.
Affordable Rental Demand: Southeast
Demand (30% AMI)
Demand (60% AMI)
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Demand Summary
A market-based affordable housing strategy is one that
seeks to focus limited public resources where they are
a.) needed most, b.) best able to catalyze private investment, or both. Viewed through this lens, affordable housing is very much about leverage. Where a
market is weak, the public sector has very little leverage to demand affordable housing from a developer.
The ratio of public to private funds needed to make a
project viable is high. Where the real estate market is
strong, policies that require a mix of affordable housing or provide policy incentives (e.g., density bonuses)
are more likely to be effective.
A demand analysis, linked with a survey of affordable
housing in the market, can provide an indication as to
whether affordable housing can be delivered to the
market through policy interventions alone, or whether
public money is likely to be needed.
Downtown
Downtown is a unique submarket in that it has historically been inhabited by low-income residents, but is
receiving an influx of relatively high-income residents.
Supply trends indicate a market for market rate housing; encouraging this housing type is likely a very
healthy thing in terms of encouraging socio-economic
diversity and growing Greenville’s tax base. Continued use of tax credits and other subsidies are likely
needed to maintain an affordable housing stock. At
some point in the future, when the downtown market
is even stronger, policies may be effective in encouraging a mix of affordable housing in market rate developments.
West Side
In percentage terms, demand for affordable housing
on the West Side is the greatest, due to the presence of
many low-income households. With a housing market
that is still in its formative stages, subsidy is likely
needed to ensure quality affordable housing is developed in the near future.

North Side
The North Side is a socio-economically diverse neighborhood that likely needs a mix of subsidy and policy
to ensure quality affordable housing is maintained.
With somewhat higher achievable rents (relative to,
say, West Side) dollars put into affordable or mixedincome housing development are likely to leverage
more private investment.
Southwest
This neighborhood is among Greenville’s most populated and affluent. Affordable housing is in scarce
supply. Given the relative strength of the housing
market policy incentives, such as density bonuses are
likely to be more effective here, relative to many other
neighborhoods.
Near East
The Near East is socio-economically diverse. There is
a significant amount of unmet affordable housing demand, and subsidy is likely necessary to provide affordable or mixed-income housing.
Northeast
Demand for affordable housing appears to be very
high in this area, but the numbers are misleading, due
to the presence of a significant university student population. In such environments, robust code enforcement policy is essential.
Southeast
The southeast consists of many of Greenville’s newest
subdivisions. These include many relatively lowdensity, single family developments. Affordable housing is relatively lacking. In such areas, adequate zoning
for multifamily housing is essential in encouraging the
development of affordable and mixed-income housing.
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Crafting a citywide policy strategy is a complex undertaking because each neighborhood or collection of neighborhoods has different conditions, opportunities, and constraints—whether they be market, cultural, economic, or social.
Therefore, strategy recommendations need to be tailored to different areas with different circumstances. Yet policies
cannot be enacted for neighborhoods in isolation from the city or the region because they are interconnected. Further, public resources are sometimes limited and priorities need to be established based on the greatest need, the best
opportunity for improvement (or return on investment), or both.
The following is a framework of housing strategies that can be implemented, in different degrees, depending on the
needs and circumstances of specific neighborhoods. While some strategies are truly city-wide, they generally serve
one of three broad neighborhood types:
Strong Markets and Strong Economies
In neighborhoods such as Southwest, strategies of inclusion are often needed to ensure that a “fair share” of affordable housing is being provided. These often include:




Efforts to reduce codified land-use discrimination based on income and affordability
Efforts to reduce or eliminate discrimination based on source of income
Development incentives to include affordable housing as part of a market rate development

Moderate Income, Mixed-Income, and Rapidly-Improving Economies
In areas such as North Side and Near East, needed strategies can vary greatly, but often center on investing where
there is the greatest opportunity for leveraging private money with public incentives. The goal is to catalyze development and thereby encourage private investment to filter into adjacent areas. Efforts include:








Mixed-income development
Investment in commercial areas with catalytic potential
Limited equity ownership: land trusts and cooperative housing
Public private partnerships
Developer/Community Development(?) partnerships
Moderate development subsidies
Proactive code enforcement

Weak Markets and Economies
The most challenged environments, such as West Side, often require a holistic set of long-term strategies that require
efforts not only to improve housing, but also job opportunities and investments in people. They also often require
greater prioritization of areas for investment. Such efforts include:








Land banking and, perhaps, interim land uses
Limited equity ownership: land trusts and cooperative housing
Deep subsidy of affordable housing development
Investments in education, job training, and social programs
Foundation and philanthropic work
Improvement of developer/community development capacity
Home improvement subsidies

In the following section, these strategies are discussed in detail.
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CREATE A FRAMEWORK FOR TARGETED INVESTMENT

1

For government entities and CDCs, timely market data is needed to determine the general
direction of a neighborhood’s real estate market, as well as to characterize its performance.
Often, there are limited dollars coming from state and federal sources to address the range
of housing and community development issues in a city. Spreading these resources evenly
over a community often ensures that their impact is too diffuse to have a significant impact.
Therefore, a better strategy is to identify areas for concentrated investment.
With a framework of investment in place, market data can guide the flow of funds to areas
where they can have the greatest impact. Research indicates that metrics such as home values and vacancy rates can be good predictors of where public dollars can be most impactful.
Neighborhood-level market data can also help determine the best “exit strategy” for properties, such as whether to rent a property or sell it to a homebuyer. Data tools can be used to
identify neighborhoods for targeted investment.
Targeted Neighborhood Analysis, Greenville
 In order to expedite results in terms of stabilization
and private investment, the Community Development
Department created a data‐based tool to characterize
the underlying dynamics of the real estate market and
highlight specific “Special Emphasis” neighborhoods
for focused investment.
 Using ESRI and Census data, twenty‐six indicators
were assembled into two major categories: Neigh‐
borhood Distress and Stabilizaiton and Market
Strength and Potential.
 Areas targeted for investment show significant need
for investment, but are strategically located to take
advantage of “spin‐off” impact from stronger adja‐
cent submarkets.

Key Steps/Components:
 Develop criteria to identify neighborhoods for targeted investment based on the likelihood of
those investments yielding improvements and catalyzing private investment.
 Use GIS and other data tools to enable demographics and housing data to guide investments
of limited public resources, based on established criteria.
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IMPROVE MARKET CONDITIONS BY INVESTING IN OPPORTUNITY
NEIGHBORHOODS AND SITES
In the case of some of Greenville’s most disadvantaged neighborhoods, a shortage of distinct
commercial districts and town centers is a significant hindrance to their marketability. Conversely, because housing can be an important component to a town center’s vitality, the development
of new housing within areas targeted for town centers can play a synergistic role in stimulating
private investment in adjacent retail districts.
The City has the tools available to encourage new housing, but the limited amount of funding for
some of these tools means that they will likely need to be concentrated in targeted areas that have
the greatest potential to have a positive impact.
Market analysis is particularly important, at the outset, in identifying targeted areas or locations
that have the greatest opportunity for catalyzing investment.

Key Steps/Components:










DEVELOPMENT STRATEGIES

Identify opportunity sites—those that have the greatest ability to leverage private investment
and catalyze investment/property appreciation in surrounding areas—for targeted investment,
including:


Future Bus Rapid Transit (BRT) stations



Main streets



Historic neighborhoods



Grayfields, brownfields, and other areas that afford large-scale redevelopment opportunities



Areas with good accessibility and visibility



Underutilized corridors

Assign funding priority to identified opportunity sites for the use of programs such as HOME
funds, New Markets Tax Credits (NMTC), Low Income Housing Tax Credits (LIHTC), Historic Tax Credits (HTC), and low interest loans.
Establish other economic incentives and tools at select opportunity sites—including Tax Increment Financing (TIF), Community Improvement Districts (CID), and/or tax abatements—
as necessary.
Utilize funds for land assembly and packaging in these areas, particularly from a newlyestablished equity fund and a newly-created land banking authority (discussed further in subsequent strategies).
Require that a percentage of housing near BRT stations be affordable.
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IMPROVE MARKET CONDITIONS THROUGH QUALITY OF LIFE
ENHANCEMENTS AND PLACEMAKING
Due to the mobility of today’s workforce, many people choose where they live based on the
attractiveness of an area; therefore, in addition to job creation, there are several placemaking
tools that could improve the desirability and economic viability of disadvantaged neighborhoods in Greenville.
 Retail corridor revitalization: supports local businesses, while creating a “main street” enhances the identity of an area and improves overall walkability. This can be done with local business marketing efforts, façade improvement programs, or streetscape efforts.
 Walkability: can be enhanced by improving retail corridors, building/repairing sidewalks,
bringing buildings with inviting storefronts to the street, creating bicycle infrastructure, or
offering multi-modal public transportation options.
 Public spaces: Studies have shown where the place is inviting, people stay longer and
spend more.
 Arts Initiatives/Festivals: bring the community together to not only celebrate arts and culture, but also attract those from outside the community to enhance area interest and encourage local area spending.
Key Steps/Components:
 Support efforts toward placemaking at targeted sites through policies, education, and partnerships—in order to add value and make Greenville increasingly appealing as demographics and preferences shift toward walkable, livable areas near employment centers.
 Encourage zoning modifications and overlays to enhance the quality, character, and livability of the targeted opportunity areas. This can be accomplished with planned developments, form-based codes, and zoning overlays aimed at placemaking. Further, zoning incentives such as density bonuses can be offered to encourage quality development, and
parking ratios can be reduced to be aligned with market demand.
 Champion efforts such as “complete streets” initiatives that seek to improve land use relationships, walkability, and livability.
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PUBLIC/PRIVATE PARTNERSHIPS
With limited resources, governments cannot address the need for quality affordable housing
alone. So partnerships with organizations that can leverage public money to secure private
investments will ensure that more affordable housing is delivered through partnerships than
could otherwise be achieved. In addition, a number of companies, institutions, and foundations have long-term stakes in Greenville. Private companies could also invest equity in existing or new CDCs to create the capacity needed to effect meaningful positive change.
Equity could be provided at below-market rates, and low-interest loans could also be provided to make projects viable that otherwise would not occur. Equity could also be leveraged as
matching funds to attract grants or to secure loans for individual projects. It can also be used
for land banking.
Well-funded and savvy organizations, such as

3CDC, Cincinnati
 Formed in July 2003, 3CDC is a non‐profit funded mostly
through corporate contributions, including several Fortune 500
companies in Cincinnati. 3CDC also works closely with the City
of Cincinnati.
 In addition to corporate donations, 3CDC applies for and man‐
ages tax credits granted by the state and federal governments.
 3CDC provides low‐interest loans and equity to projects in a
very targeted area that includes downtown and the Over the
Rhine neighborhood.
 Since 2003, 3CDC’s investments have catalyzed $162 million in
development in the Over the Rhine neighborhood, greatly
transforming the neighborhood’s long‐term prospects.

Cincinnati’s 3CDC, focus their funds in a
much more targeted area, yielding a greater
impact on a few select communities. Such an
approach might work in Greenville, if sites are
selected for investment that have the greatest
potential to become self-sustaining communities.

Key Steps/Components:
 Engage businesses and institutions with a stake in Greenville to establish an equity fund
that can be used for land assembly, as well as leverage to secure private and public funding
sources for projects.
 Establish a new community development corporation (CDC) with skilled planning, real estate, and housing professionals—or identify a willing and capable existing CDC—to identify projects, oversee investments, assemble land, secure financing, and partner with qualified developers. Appoint representatives to the board from organizations that contributed
to the equity fund.
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CULTIVATE CAPACITY AND CAPABILITY FOR COMMUNITY
DEVELOPMENT CORPORATIONS
In many parts of the country, large, out-of-state investors are buying up large portfolios of
single family housing with the intent of renting out the units. Investor ownership is not inherently bad—whether they act as responsible landlords is largely a function of their business model and regulatory enforcement. However, research indicates that property owners
who are local and live in or near their properties tend to maintain housing better.18,19 More
community development corporations, such as Beyond Housing in St. Louis, which have a
mission-driven stake in their community and a track record of success, need to be fostered
so they have adequate capacity to partner with the city of Greenville in helping to stabilize its
most disadvantaged communities.

Beyond Housing (est. 1975, St. Louis)
Beyond Housing is a non‐profit organization dedicated to
providing a comprehensive range of services to low‐income
communities in St. Louis County, Missouri. Beyond Housing
employs a holistic approach to community revitalization that
embraces stakeholder engagement, affordable housing, edu‐
cation, health, job preparation, and economic development.
The organization sponsors community‐building programs that
have achieved lasting results in the 24 municipalities that
comprise the Normandy School District.
The strategies employed by Beyond Housing are not unique;
similar organizations operate in cities throughout the nation.
Charlotte‐Mecklenburg Housing Partnership, for instance,
uses a similarly comprehensive approach to low‐income
community improvement that is focused around, but not
limited to, the provision of quality affordable housing.

Key Steps/Components:
 Partner with communities, CDCs, and foundations that have aligned interests of stabilizing
and improving disadvantaged neighborhoods in Greenville. Encourage investments in
people (such as early childhood education, and nutrition and wellness education), as well as
efforts to build community trust and foster leadership within communities.
 Seek and strengthen partnerships with CDCs and qualified developers with track records
of establishing community trust and building quality developments, as well as layering multiple public and private funding sources.
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ADDRESS HOUSING QUALITY & AFFORDABILITY WITH ZONING AND
INCENTIVES
Inclusionary zoning is a flexible tool for creating new affordable rental and ownership opportunities in connection with market-rate housing development. With inclusionary zoning,
localities can require that some percentage of every new residential development beyond a
given minimum size (e.g. 50 units) is offered at a price below market rate and thus is affordable to low– and moderate-income residents. These policies have the following benefits:
 Creates mixed-income communities in which the affordable units are blended into the
neighborhood.
 Expands the availability of affordable homes in areas of high demand, such as areas near
job centers.
 Promotes new affordable housing in areas that have little to no affordable housing, while
simultaneously reducing concentrations of affordable housing in areas that are providing
more than their “fair share.”
Inclusionary zoning policies, allow a great deal of flexibility in how these policies are structured. However, certain conditions need to be consistent, including the percentage of units
that need to be affordable, and at what income level the units need to be restricted, and how
long the affordability restrictions need to be maintained. Inclusionary housing policies may
be mandatory or voluntary, and either require or offer incentives for developers of marketrate projects to set aside a modest percentage of units for low- and moderate-income households.
Key Steps/Components:
 Offer city-wide or targeted areas for density bonuses that allow developers to build at a
higher density than would have been allowed by the underlying zoning code
 Reduce parking or setback requirements where warranted, particularly if transit is available.
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ADDRESS HOUSING QUALITY THROUGH ENHANCED TECHNICAL
ASSISTANCE
Deteriorating market rate rental properties also represent a threat to neighborhood stabilization.
Many have little architectural appeal, and this, coupled with low achievable rents in some places,
makes redevelopment or adaptive reuse difficult for would-be developers. Local governments
can take a proactive role in engaging and assisting owners of some of the city’s largest at-risk
market rate multifamily properties. These properties are typically deteriorating and in danger of
becoming blighted eyesores that negatively impact adjacent properties.
While some communities might disapprove of using subsidies for renovations, particularly
LIHTC, the downward cycle of a property typically leads to eventual occupancy by lower income
residents anyway. Additionally, the continued decline of a property would have serious negative
impacts on adjacent properties, while a newly renovated property would help promote additional
investment throughout a neighborhood.
Requiring landlords to obtain a license before renting a property can help agencies identify property owners for maintenance and safety issues, as well as other concerns.
This will require, for a nominal fee, any rental property to be inspected when a new tenant moves
in. As a result, city inspectors will be able to inspect the interiors of homes for code violations,
especially health and safety issues. Properties will have to pass inspection or resolve any violations in order to legally lease their property. Owners with persistent violations can have their
rental licenses revoked.

Key Steps/Components:
It is important to identify and stabilize these properties by engaging the landlords and encouraging the following steps:
 Reinvesting CDBG, low-interest loans, TIF, and other public funds for renovations.
 Supporting an interested and capable owner with technical planning and expertise.
 Encouraging and facilitating market rate landlords to seek LIHTC or other tax credit
awards for rehab of aging market rate properties into newly renovated mixed-income
properties.
 Putting additional pressure on non-complying properties through greater code enforcement and citations.
 Implement an occupancy permit or rental licensing system for rental housing.
 When mailing a letter citing property owners for code violations, include a flyer summarizing public programs that could help them address some of the violations.
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IMPROVE HOUSING ACCESS AND DISPERSION WITH VOUCHER ASSISTANCE
Address Voucher Discrimination: One of the biggest hurdles for participants in the Section 8 voucher program is voucher discrimination by area landlords. This creates a severe
lack of choice amongst voucher users, who are then forced to seek lower quality housing in
areas that are already in decline. While South Carolina has not taken steps to address these
issues, some states and localities have adopted the following policies:
 Creation of a statute or ordinance that prevents landlords from discriminating against prospective tenants based on “source of income.”
 Place greater pressure on landlords that refuse to accept Section 8 vouchers through in-

creased code enforcement.
These policies, particularly the statute/ordinance, typically lead to higher rates at which
voucher holders are able to find suitable housing, or “success rates.” This increases the
number of properties that voucher participants can choose from, promoting greater natural
dispersion.
Housing Counseling Centers: Using HUD funds traditionally set-aside for vouchers,
communities can create mobility housing programs through partnerships with local nonprofits. This type of program normally offers a range of services that aid housing voucher
holders in moving to lower-poverty areas outside their existing neighborhood. These services include:
Montgomery County (Maryland) Voucher Discrimination
Ordinance25
 Although federal law does not directly prohibit discrimi‐
nation against housing vouchers the way it does race, re‐
ligion, sex, etc., Montgomery County, MD created a local
ordinance listing “source of income” as a class‐protected
form of housing discrimination.
 Under this statute, “source of income” includes: “any
governmental or private assistance, grant or loan pro‐
gram.”
 The statue effectively makes it illegal for landlords to
claim that they do not participate in the housing voucher
program.

 Housing search counseling and unit

referrals.
 Free credit reports and budget counseling.
 Transportation to view units in identified “opportunity neighborhoods.”
 Post-move support and in-house visits.
 Access to a security deposit loan fund to assist
households with the up-front costs of security deposits.

These centers, along with the local Housing Authority, should also be willing to work with
area landlords by providing education in an effort to dispel myths concerning Section 8
voucher holders, as well as providing other levels of assistance to local landlords for their
participation in the program.
Key Steps/Components:
 Enact a statute that prevents discrimination based on “source of income.”
 Establish a housing counseling center to provide services to voucher holders.

DEVELOPMENT STRATEGIES

61

Affordable Housing Strategy
Greenville, South Carolina

Housing Strategies

9

ADDRESS HOUSING QUALITY WITH A RENTAL DATABASE—A CARROT
FOR LANDLORD RESPONSIBILITY
Code enforcement is a “stick” that can be used to encourage irresponsible landlords to sell their
properties, or at least make sure they maintain their properties. A more positive, incentive-based
approach could be taken using an online, searchable database of properties. An interactive webmap can be provided by the city that provides access, visibility, and marketing for affordable
properties. In addition to providing property location and rents for affordable housing in
Greenville, it could offer quality ratings.
Properties that are well-maintained could be included in a database that is searchable by prospective renters. Properties that are poorly maintained could either be excluded from the site, or
would receive a low rating. In this way, an online web-tool could be used as a “carrot” to provide responsible landlords free or low-cost marketing and advertising.

Key Steps/Components:
 Develop an interactive web-map of affordable properties in Greenville
 Establish a set of criteria that lead to a rating system that will be posted on the web-map
 Survey properties annually to ensure that different criteria are being met in order to maintain or improve current ratings. Such an effort could be combined with with an occupancy permit database.
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QUALITY AND AFFORDABLE HOUSING FOR MODERATE INCOME
RESIDENTS WITH LIMITED‐EQUITY OWNERSHIP MODELS:
COOPERATIVE HOUSING
Cooperative (or “Co-op”) housing is an old idea that may be worth resurrecting as a means of
delivering affordable housing that has lasting value. Affordable co-ops secure and hold the mortgage of a whole building and individuals buy shares of the co-op; as such, they do not have to secure a mortgage and instead buy modestly priced shares and pay a monthly carrying charge,
which is also moderately priced. Many co-ops, which were more commonly developed in the
1940s, 50s, and 60s when government programs encouraged their development, have maintained
their affordability and quality because residents make many individual and collective efforts to
maintain their properties and keep expenses low.
Some key tenets of successful affordable cooperative housing include the following:

Western Avenue Cooperative Housing,
Park Forest
Established in the 1940s, after World War
II, “co‐ops” at Western Avenue have re‐
mained remarkably affordable and well‐
maintained.
 Share prices generally range from
$15,000 to $28,000
 Carrying charges (a monthly fee)
are roughly $450 per month
 Of nearly 2,050 units, just four per‐
cent are vacant
 Building conditions are excellent for
a 60‐plus year property
 Tenants have made additions and
other improvements over a span of
decades
 Lawn and yard maintenance is gen‐
erally superb

 Housing charges adjusted annually to reflect changes in cost of operations
and maintenance; not market-based inflation
 Residency restrictions to ensure incomes initially fall below some appropriate limit
 Ability for members to remain as a resident even if their household income
increases in order to limit turnover.
 Membership by all co-op residents so success and responsibility is shared
 Long-term availability of property as affordable housing
While funding sources for co-ops have become limited as government programs have sought to support other types of housing, so-called “Third Sector” sponsors—often CDCs—have partnered with governments and lending institutions to develop co-ops, making use of HOME funds and other
low-interest loans. One model in Minneapolis consists of “leasing co-ops”,
which provides a legal mechanism to make use of the LIHTC program.

Source: Will Malone Associates and Garden‐
court Partners, LLC

Key Steps/Components:
 Explore legal and financial mechanisms, as well as for-profit and non-profit partners, to establish and build cooperative housing.
 Identify existing rental properties that could be converted to cooperative housing
 Consult organizations such as the National Association of Housing Cooperatives to learn how
to build development capacity in Greenville
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RESPOND TO SHIFTING MARKETS BY MODERNIZING THE LAND
BANKING SYSTEM
Residential properties for which there is a market and are in good condition or can be salvaged in an economically productive manner should, in most cases, continue to serve the
residents of Greenville. For those properties that cannot be salvaged, are already vacant, or
have little or no current market demand, other strategies are likely to be necessary.
Land banking allows for the acquisition of properties

Land Banking, Ohio and Michigan27
Through state enabling legislation, land banking entities in Ohio and
Michigan have been given broader powers to proactively acquire
distressed properties.
 Unrestricted Geographies: By enabling land banks to cross
jurisdictional boundaries, portfolios of properties can be
purchased, through bulk sales, which span several communi‐
ties.
 Broad Powers: Rather than passively receiving properties
through tax‐foreclosure, land banks can strategically pursue
distressed properties. Code enforcement and other tools
can be used to pressure irresponsible landlords into selling
property. Titles can be cleared and properties can be reme‐
diated to make them attractive for future investment.

that are not marketable in their current form (or at the
current time) and assembled for future use. While redevelopment into economically viable projects is perhaps
most desired, neighborhoods with declining populations
are looking at creative uses of vacant land when a market (or underlying economics) is lacking, including wetland and watershed restoration, park space, and urban
farms.
While urban farms often are generally not the most economically productive use for land amidst a metropolitan
area, they can provide some value to their communities
and be made ready for development when (and if) market demand returns.

 Dedicated Revenue Stream: In Ohio, penalties and interest
of unpaid real property taxes provide stable, revenue for
land banks. In Michigan, land banks receive properties not
sold at auction. For every property it puts back into use, it
can capture a portion of real property taxes and by renting
properties in their inventory.

The state legislature is currently considering the passage
of a bill that would authorize the creation of local land
banks. If it becomes law, the South Carolina Community Land Bank Act will give local governments significant
latitude in the creation of non-profit corporations

whose duties would include the acquisition, management, and disposition of vacant and/or underutilized land and buildings. The act was referred to committee for consideration in the Spring
2013 legislative session and will require further action to become law in when the Fall session resumes in late August 2014.
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The specific operation of local land banks would largely depend upon the language of their authorizing ordinances, as the state bill is a general enabling act in its current form. This act would
supplement an existing provision in state law allowing for the establishment of Community Land
Trusts (CLTs) for affordable housing. The South Carolina Community Land Trust Act was enacted in 2012, and allows local governments and non-profits to form CLTs to provide homeownership opportunities for families of limited means by acquiring and holding title to land, encumbering it with restrictive covenants to ensure long-term affordability, and creating and enforcing leasehold interests for low-income tenants.

Key Steps/Components:
 Lobby at the state level for the modernization of land banks.
 Establish a land bank with a dedicated revenue stream and the ability to strategically pursue distressed properties.
 Establish a comprehensive strategy for land banking that creates opportunities for new
investment.
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CATLYZE DEVELOPMENT THROUGH REAL ESTATE TAX ABATEMENT

12

Real estate tax abatement is a means for encouraging development or attracting new buyers
in less marketable areas by temporarily reducing the tax burden on the developer and/or future property owner. By locking in the existing (or pre-development) assessed value, the
community does not “lose” tax revenue and stands to increase revenue after the abatement
period expires as result of increased property values/assessment for the improvements. In
other words, any foregone tax revenues during the abatement period are often more than
compensated in the future. However, the community must always consider the balance of
the added cost of services of new households (schools, roads, police, etc.) without the added
property tax revenue streams during the abatement period. Nationwide, there are variations
of real estate property tax abatement programs for residential, commercial, or industrial
buildings.
There is inconclusive evidence that a tax abatement program alone can directly lead to new
development since market and other environmental factors are still the driving factors of future development. Research has shown that developers often leverage tax abatement incentives in more established, higher-income neighborhoods than low-income neighborhoods—
in other words, the incentives are often used to make desirable neighborhoods even more
desirable for development. Therefore, policy makers need to consider the ultimate goal of
having such a program—real estate tax abatement can catalyze development overall, but not
necessarily in low-income neighborhoods seeking new investment without a more comprehensive redevelopment strategy.

Real Estate Tax Abatement Programs

DEVELOPMENT STRATEGIES



City of Cleveland – 100% property tax abatement for
15 years for new residential construction. For every
$1.00 in abated taxes, $1.50 is generated after
abatement period.



City of Cincinnati – 10 to 15 year tax abatement for
residential or commercial buildings reaching certain
LEED certification levels.



City of St. Louis – 5 to 10 year tax abatement for new
construction on vacant land or gut rehab of existing
building.
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In order to assess the gap in demand for affordable rental housing in each of Greenville’s submarkets, we first established the number of existing affordable units by bedroom type using the 2012 Greenville County Apartment Community Survey. Demand figures were generated using ESRI data regarding homeownership rates, household income,
and household size. This process is explained in greater depth below.
To quantify the demand for affordable rental units, we first removed homeowners from the demand pool, and then
identified those remaining renter households earning less than approximately $15,000 annually that qualify for units
restricted to 30 percent of AMI, and households earning less than approximately $32,000 that qualify for units restricted to 60 percent of AMI. These households can then be applied to the appropriate bedroom type based on
household size. For example, households of one to two people qualify for one-bedroom units, while larger two and
three person households qualify for two bedroom units. We repeated this process with appropriate household sizes
for three-, four-, and five-bedroom units as well. While this approach is only approximate, we did not double count
households across unit types. These final demand figures can then be compared to the supply numbers provided in
the Greenville County Apartment Community Survey to arrive at a final demand gap.
The rental market affordability chart is generated using housing cost data from the American Community Survey
(ACS). This survey provides an estimated maximum payment households within each income band can afford to
spend each month for housing. For example, very low-income households (those earning less than $15,000 annually)
dedicate a relatively large portion of their income towards housing each month—roughly 40 percent, according to
ACS data. In contrast, middle- and high-income households spend considerably less, generally ranging from 15 to 30
percent. These payment figures allow us to generate a rental affordability range for each income band. Households
are then distributed along this range based on median income.
The remaining homeownership demand figures were calculated in a similar manner utilizing the households removed
from the initial renter demand pool. Rather than calculating a rental affordability range, we utilized ACS housing cost
data to generate a mortgage affordability range based on median household income. We made several assumptions in
this calculation, including a 30-year mortgage term, an interest rate of six percent, and a down payment of ten percent.
The charts in the following appendix illustrate the rental and homeownership market demand calculations for each of
the seven submarkets.
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Renter Market Demand
Downtown
Maximum
Households Payment 1

Income Range

< $15,000

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

<

$500

$500

20%

224

280

40%

$15,000 - $19,999

40

40%

$500

-

$670

$585

22%

31

$20,000 - $24,999

40

37%

$620

-

$770

$695

27%

29

$25,000 - $29,999

30

33%

$690

-

$820

$755

33%

20

$30,000 - $34,999

30

30%

$750

-

$870

$810

40%

18

$35,000 - $39,999

20

27%

$790

-

$900

$845

43%

11

$40,000 - $49,999

50

23%

$770

-

$960

$865

50%

25

$50,000 - $59,999

20

20%

$830

- $1,000

$915

53%

9

$60,000 - $74,999

20

18%

$900

- $1,120

$1,010

60%

8

$75,000 - $99,999

20

17%

$1,060 - $1,420

$1,240

70%

6

$100,000 - $149,999

30

16%

$1,330 - $2,000

$1,665

90%

3

> $150,000

0

15%

> $2,000

$2,000

95%

0

1

2

American Community Survey 2009 - City of Greenville; American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Downtown
Maximum

1

Monthly Mortgage

Households Payment 1

Income Range

%

Homeowner

Affordability

Mortgage Affordability 2

Homeowner 3

Market

< $25,000
$25,000 - $34,999

400
100

40%
35%

< $800
$700 - $1,000

< $120,000
$100,000 - $150,000

25%
35%

90
20

$35,000 - $49,999
$50,000 - $74,999

100
0

25%
20%

$700 - $1,000
$800 - $1,200

$100,000 $165,000 -

$150,000
$180,000

45%
55%

30
20

$75,000 - $99,999
$100,000 - $149,999

0
0

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 $210,000 -

$220,000
$310,000

70%
80%

20
20

$150,000 - $199,999
> $200,000

0
0

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

0
0

2

American Community Survey 2012 - City of Greenville; 6.0% interest rate, 30 year term, 25% condo fee, taxes, insurance,
3

utilities, 10% down; American Community Survey 2009 - Greenville; Income and Household data provided by Esri 2014
Development Strategies 2014
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Renter Market Demand
Westside
Maximum
Households Payment 1

Income Range

< $15,000

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

1,100

40%

<

$500

$500

20%

880

$15,000 - $19,999

200

40%

$500

-

$670

$585

22%

156

$20,000 - $24,999

200

37%

$620

-

$770

$695

27%

146

$25,000 - $29,999

100

33%

$690

-

$820

$755

33%

67

$30,000 - $34,999

100

30%

$750

-

$870

$810

40%

60

$35,000 - $39,999

100

27%

$790

-

$900

$845

43%

57

$40,000 - $49,999

200

23%

$770

-

$960

$865

50%

100

$50,000 - $59,999

100

20%

$830

- $1,000

$915

53%

47

$60,000 - $74,999

100

18%

$900

- $1,120

$1,010

60%

40

$75,000 - $99,999

100

17%

$1,060 - $1,420

$1,240

70%

30

$100,000 - $149,999

100

16%

$1,330 - $2,000

$1,665

90%

10

0

15%

> $2,000

$2,000

95%

0

> $150,000
1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Westside
Maximum

< $25,000

1

Monthly Mortgage

Households Payment 1

Income Range

Affordability

<

$800

Mortgage Affordability 2

< $120,000

%

Homeowner

Homeowner 3

Market

25%

390

1,600

40%

$25,000 - $34,999
$35,000 - $49,999

300
300

35%
25%

$700 - $1,000
$700 - $1,000

$100,000 $100,000 -

$150,000
$150,000

35%
45%

100
120

$50,000 - $74,999

200

20%

$800 - $1,200

$165,000 -

$180,000

55%

110

$75,000 - $99,999
$100,000 - $149,999

100
100

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 $210,000 -

$220,000
$310,000

70%
80%

40
40

$150,000 - $199,999
> $200,000

10
10

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

10
10

2

American Community Survey 2012 - City of Greenville; 6.0% interest rate, 30 year term, 25% condo fee, taxes, insurance,
3

utilities, 10% down; American Community Survey 2009 - Greenville; Income and Household data provided by Esri 2014
Development Strategies 2014
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Renter Market Demand
Northside
Maximum

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

<

$500

$500

20%

480

Households Payment 1

Income Range

< $15,000

600

40%

$15,000 - $19,999

300

40%

$500

-

$670

$585

22%

234

$20,000 - $24,999

300

37%

$620

-

$770

$695

27%

219

$25,000 - $29,999

200

33%

$690

-

$820

$755

33%

134

$30,000 - $34,999

200

30%

$750

-

$870

$810

40%

120

$35,000 - $39,999

200

27%

$790

-

$900

$845

43%

114

$40,000 - $49,999

400

23%

$770

-

$960

$865

50%

200

$50,000 - $59,999

300

20%

$830

- $1,000

$915

53%

141

$60,000 - $74,999

400

18%

$900

- $1,120

$1,010

60%

160

$75,000 - $99,999

300

17%

$1,060 - $1,420

$1,240

70%

90

$100,000 - $149,999

500

16%

$1,330 - $2,000

$1,665

90%

50

> $150,000

200

15%

> $2,000

$2,000

95%

10

1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Northside
Maximum

< $25,000

1

Monthly Mortgage

Households Payment 1

Income Range

Affordability

<

$800

Mortgage Affordability 2

Homeowner
Market

25%

280

35%
45%

160
260

1,100

40%

$25,000 - $34,999
$35,000 - $49,999

500
600

35%
25%

$50,000 - $74,999

700

20%

$800 - $1,200

$165,000 -

$180,000

55%

390

$75,000 - $99,999
$100,000 - $149,999

300
500

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 $210,000 -

$220,000
$310,000

70%
80%

200
380

$150,000 - $199,999
> $200,000

180
50

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

170
50

$700 - $1,000
$700 - $1,000

< $120,000

%
Homeowner 3

$100,000 $100,000 -

$150,000
$150,000

2

American Community Survey 2012 - City of Greenville; 6.0% interest rate, 30 year term, 25% condo fee, taxes, insurance,
3

utilities, 10% down; American Community Survey 2009 - Greenville; Income and Household data provided by Esri 2014
Development Strategies 2014
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Renter Market Demand
Southwest
Maximum
Households Payment 1

Income Range

< $15,000

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

<

$500

$500

20%

880

1,100

40%

$15,000 - $19,999

400

40%

$500

-

$670

$585

22%

312

$20,000 - $24,999

400

37%

$620

-

$770

$695

27%

292

$25,000 - $29,999

500

33%

$690

-

$820

$755

33%

335

$30,000 - $34,999

500

30%

$750

-

$870

$810

40%

300

$35,000 - $39,999

200

27%

$790

-

$900

$845

43%

114

$40,000 - $49,999

500

23%

$770

-

$960

$865

50%

250

$50,000 - $59,999

300

20%

$830

- $1,000

$915

53%

141

$60,000 - $74,999

500

18%

$900

- $1,120

$1,010

60%

200

$75,000 - $99,999

600

17%

$1,060 - $1,420

$1,240

70%

180

$100,000 - $149,999

800

16%

$1,330 - $2,000

$1,665

90%

80

> $150,000

900

15%

> $2,000

$2,000

95%

45

1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Southwest
Income Range

Households

< $25,000
$25,000 - $34,999
$35,000 - $49,999

1

Maximum

Monthly Mortgage

Payment 1

Affordability

1,800

40%

900
700

35%
25%

<

$800

Mortgage Affordability 2

%

Homeowner

Homeowner 3

Market

< $120,000

25%

460

$700 - $1,000
$700 - $1,000

$100,000 - $150,000
$100,000 - $150,000

35%
45%

320
320

$50,000 - $74,999

800

20%

$800 - $1,200

$165,000 - $180,000

55%

460

$75,000 - $99,999
$100,000 - $149,999

600
800

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 - $220,000
$210,000 - $310,000

70%
80%

410
630

$150,000 - $199,999
> $200,000

380
510

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

360
490

2

American Community Survey 2012 - City of Greenville; 6.0% interest rate, 30 year term, 25% condo fee, taxes, insurance,
3

utilities, 10% down; American Community Survey 2009 - Greenville; Income and Household data provided by Esri 2014
Development Strategies 2014

DEVELOPMENT STRATEGIES

APPENDIX

Affordable Housing Strategy
Greenville, South Carolina

Appendix

Renter Market Demand
Near East
Maximum
Households Payment 1

Income Range

< $15,000

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

<

$500

$500

20%

880

1,100

40%

$15,000 - $19,999

400

40%

$500

-

$670

$585

22%

312

$20,000 - $24,999

400

37%

$620

-

$770

$695

27%

292

$25,000 - $29,999

300

33%

$690

-

$820

$755

33%

201

$30,000 - $34,999

300

30%

$750

-

$870

$810

40%

180

$35,000 - $39,999

200

27%

$790

-

$900

$845

43%

114

$40,000 - $49,999

400

23%

$770

-

$960

$865

50%

200

$50,000 - $59,999

200

20%

$830

- $1,000

$915

53%

94

$60,000 - $74,999

300

18%

$900

- $1,120

$1,010

60%

120

$75,000 - $99,999

200

17%

$1,060 - $1,420

$1,240

70%

60

$100,000 - $149,999

200

16%

$1,330 - $2,000

$1,665

90%

20

> $150,000

200

15%

> $2,000

$2,000

95%

10

1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Near East

1

Maximum

Monthly Mortgage

%

Homeowner

Income Range

Households

Payment 1

Affordability

Mortgage Affordability 2

Homeowner 3

Market

< $25,000
$25,000 - $34,999

1,900
500

40%
35%

< $800
$700 - $1,000

< $120,000
$100,000 - $150,000

25%
35%

470
180

$35,000 - $49,999
$50,000 - $74,999

600
400

25%
20%

$700 - $1,000
$800 - $1,200

$100,000 - $150,000
$165,000 - $180,000

45%
55%

270
240

$75,000 - $99,999
$100,000 - $149,999

200
200

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 - $220,000
$210,000 - $310,000

70%
80%

130
170

$150,000 - $199,999
> $200,000

130
40

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

120
40

2
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Appendix

Renter Market Demand
Northeast
Maximum

Monthly Rent

Mean

%

Renter

Affordability

Rent

Homeowner 2

Market

<

$500

$500

20%

400

Households Payment 1

Income Range

< $15,000

500

40%

$15,000 - $19,999

300

40%

$500

-

$670

$585

22%

234

$20,000 - $24,999

300

37%

$620

-

$770

$695

27%

219

$25,000 - $29,999

300

33%

$690

-

$820

$755

33%

201

$30,000 - $34,999

300

30%

$750

-

$870

$810

40%

180

$35,000 - $39,999

200

27%

$790

-

$900

$845

43%

114

$40,000 - $49,999

500

23%

$770

-

$960

$865

50%

250

$50,000 - $59,999

300

20%

$830

- $1,000

$915

53%

141

$60,000 - $74,999

500

18%

$900

- $1,120

$1,010

60%

200

$75,000 - $99,999

200

17%

$1,060 - $1,420

$1,240

70%

60

$100,000 - $149,999

300

16%

$1,330 - $2,000

$1,665

90%

30

> $150,000

100

15%

> $2,000

$2,000

95%

5

1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville;

Income and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Northeast
Maximum
Households Payment

Income Range

< $25,000

1

Monthly Mortgage

1

Affordability

<

$800

%
Mortgage Affordability

2

Market

1,100

40%

$25,000 - $34,999
$35,000 - $49,999

600
700

35%
25%

$50,000 - $74,999

800

20%

$800 - $1,200

$165,000 -

$180,000

55%

420

$75,000 - $99,999
$100,000 - $149,999

200
300

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 $210,000 -

$220,000
$310,000

70%
80%

170
210

$150,000 - $199,999
> $200,000

20
90

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

20
90

$700 - $1,000
$700 - $1,000

< $120,000

Homeowner

Homeowner
3

$100,000 $100,000 -

$150,000
$150,000

25%

260

35%
45%

200
310

2
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Appendix

Renter Market Demand
Southeast
Maximum

Monthly Rent

Mean

%

Renter

Households

Payment 1

Affordability

Rent

Homeowner 2

Market

< $15,000

600

40%

<

$500

$500

20%

480

$15,000 - $19,999

400

40%

$500

-

$670

$585

22%

312

$20,000 - $24,999

400

37%

$620

-

$770

$695

27%

292

$25,000 - $29,999

400

33%

$690

-

$820

$755

33%

268

$30,000 - $34,999

400

30%

$750

-

$870

$810

40%

240

$35,000 - $39,999

300

27%

$790

-

$900

$845

43%

171

$40,000 - $49,999

700

23%

$770

-

$960

$865

50%

350

Income Range

$50,000 - $59,999

500

20%

$830

- $1,000

$915

53%

235

$60,000 - $74,999

700

18%

$900

- $1,120

$1,010

60%

280

$75,000 - $99,999

500

17%

$1,060 - $1,420

$1,240

70%

150

$100,000 - $149,999

600

16%

$1,330 - $2,000

$1,665

90%

60

> $150,000

600

15%

> $2,000

$2,000

95%

30

1

American Community Survey 2009 - City of Greenville; 2American Community Survey 2009 - City of Greenville; Income

and Household data provided by Esri 2014 Development Strategies 2014

Homeownership Market Demand
Southeast
Maximum
Households Payment

Income Range

1

Monthly Mortgage

1

%

Affordability

Mortgage Affordability

2

Homeowner

Homeowner
3

Market

< $25,000
$25,000 - $34,999

1,500
800

40%
35%

< $800
$700 - $1,000

< $120,000
$100,000 - $150,000

25%
35%

370
280

$35,000 - $49,999
$50,000 - $74,999

1,000
1,200

25%
20%

$700 - $1,000
$800 - $1,200

$100,000 $165,000 -

$150,000
$180,000

45%
55%

450
650

$75,000 - $99,999
$100,000 - $149,999

500
600

18%
17%

$1,100 - $1,500
$1,400 - $2,100

$160,000 $210,000 -

$220,000
$310,000

70%
80%

340
480

$150,000 - $199,999
> $200,000

210
370

16%
15%

$2,000 - $2,700
> $3,000

$300,000 - $400,000
> $440,000

95%
97%

200
360

2
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