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Introduction

Every five years the City of Asheville prepares a Consolidated Plan for the use of federal Community Development Block Grant and HOME funds. These funds come into the City of Asheville to address housing and community development needs. In each area it sets out priorities for the use of funds, suggests funding and other strategies that can be pursued to bring about desired results, and establishes specific performance targets to be achieved over the next five years.

The CDBG funds available to the City of Asheville can be used for an wide range of activities benefiting low-income people or eliminating urban blight, including public services, public facilities and infrastructure, housing rehabilitation, and economic development.  The challenge for this Plan has been to develop from all these possibilities a coordinated and focused set of priorities that support our other housing and homelessness priorities.  

[bookmark: _GoBack]HOME funds serve a four-county area made up of Buncombe, Henderson, Madison, and Transylvania Counties.  They and can only be used to create or preserve affordable housing for low-income persons.

Housing Needs Assessment

As a key element in the preparation of the Plan, the City and Consortium seek an updated understanding of the status of the housing market in the four-county Consortium area, and the type and quantity of the housing needs of low and moderate income households. 

The City of Asheville commissioned an Affordable Housing Study and Needs Analysis for the Consortium from Bowen National Research in order to provide an assessment of existing housing conditions, demographics and market demands with an assessment of present and future unmet housing demand. As part of this study, Bowen analyzed more than 100 demographic and economic metrics, conducted 40 community stakeholder interviews and surveys, and analyzed and surveyed hundreds of rental and for-sale properties including senior care facilities. Bowen also completed a housing needs gap analysis. The entire study forms a companion volume to this Plan. 

The Housing Needs Assessment summary below provides a quantitative overview of
housing demand and supply for the City of Asheville and for each County in the Consortium. It addresses the specific housing needs of low-income people, the elderly, racial and ethnic minorities, and people with special needs, and also projects affordable housing needs for the next five years. 

Executive Summary

Purpose

This study examines the housing market and the specific housing needs of low income households in the four counties that make up the Asheville Regional Housing Consortium: Buncombe, Henderson, Madison, and Transylvania. It is intended to provide a factual and quantitative background to the Consortium’s next Consolidated Strategic Plan covering the period July 2015 to June 2019. The study does not indicate priority areas or make recommendations for strategies to be pursued: that belongs to the planning process. 

Methodology

The previous Needs Assessment, performed in 2009 based its findings on data from the 2000 census and 2006-2008 American Community Survey. This study focuses on changes since that time using new information from the U.S. Census Bureau’s American Communities Survey for 2008-2011. The ACS collects sample data each year and combines them into rolling three-year estimates.  Bowen also carried out numerous interviews with professionals in the housing field to gather both quantitative data and their informed views on needs, barriers and strategies.

What follows below is a summary of the demographic, economic and housing market data, and the quantified housing need, for the Consortium as a whole and separately for each County, and the City of Asheville.  


Key Findings

A. Demographic & Economic Indicators

Population growth.  All consortium counties have experienced population growth over the last five years; with 5.8% growth between 2010-2015, and an expected 5.5% growth rate between 2015-2020. This trend is expected to continue outpacing both national and state populations. Buncombe County’s growth rate is expected to continue at a pace faster than the region, while Transylvania County’s growth has slowed.

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. For all counties, it is projected that by 2015, the largest share of households by age will be within 55 to 64 years old. 

Growth in one and two person households: Among renter households, one and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

Poverty & Income: Consortium-wide, 56,749 people live in poverty. The largest household income segment projected in 2015 will be households with incomes between $35,000 and $49,999 in all counties except for Transylvania County where the largest segment will be in households with incomes between $50,000 and $74,999.  

Consistent economic growth. The labor force within the region is very diversified and balanced. Economic drivers in the consortium are varied, but Retail Trade, Health Care and Social Assistance, Administration, and Tourism, are the largest employment sectors. Since 2009, the region’s unemployment rate has declined annually in all counties; however, Transylvania County has continued to see jobs lost in five of the last seven years. 

Wages: The largest number of persons employed in the Consortium by occupation was within job sectors that have mean hourly wages generally between $9 and $18.  Assuming full-time employment, these wages yield annual wages of around $18,000 to $36,000. As a result, there is likely a great need for housing priced at $900 per month or lower. 

Rental & Homeownership: Regionally, the proportion of housing owned or rented- about 70% - 30%, is expected to remain unchanged.The current vacancy rate for rentals region-wide is about 1%. A “healthy” rental market should have vacancy rates in the 4%- 6% range.  


B. Homeownership Market

Recovery of housing:  The regional median sales price of $202,950 through November of 2014 is the highest in five years. Only 27.6% of available for-sale housing has a list price below $200,000. The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  


C. Rental Market

Increasing affordability problems for renters.  The largest rental housing gap by income level is within the 50% to 80% AMHI level among both families and seniors. However, notable housing gaps exist within the 30% to 50% AMHI level and the 80% to 120% AMHI level as well. There does not appear to be a housing deficit for units affordable to households with incomes of 30% of AMHI or lower. However, based on Bowen’s survey of rental housing, government-subsidized housing that targets very low-income households is fully occupied and maintains long wait lists. Regionally, the number of low-income renters who are cost burdened (housing costs exceeding 30% of household income) is 70% for households earning less than $15,000 annually, and 65% for households earning $15,000- $25,000 annually. Of all renter households, 44.2% are cost-burdened, and 20.7% are severely cost burdened.

Rent prices are increasing.  The highest median rent in the Consortium for a one and two bedroom units is in Buncombe County, while the lowest median rents are in Transylvania County.

Importance of mobile homes.  Mobile homes comprise 16.6% of the regions occupied housing supply and remain an important part of the housing stock. 

Supply Deficit: The vacancy rate is less than 1% regionally.

D.  Special needs 
Large unmet need for independent living.  Throughout the Consortium there are long waiting lists for affordable independent housing for elderly and disabled people

Homelessness.  

E.  Construction trends and capacity

Little Planned Activity. 3,239 units of housing are currently in the development pipeline in the region. 60% are for multi-family housing. 

F.  Housing Needs & Gaps – projection through 2020
Increasing unmet rental needs. Multifamily rental housing supply throughout the Consortium is operating at a very high overall occupancy rate. There are no vacancy rates among the 4,742 surveyed affordable (Tax Credits and government-subsidized) rental units throughout the counties. 

Moderate Income For Sale Housing Needed

Special Needs Populations.  While there are many special needs populations that likely require housing assistance, it appears that the largest special needs populations are the elderly (age 62+), those with disabilities, persons with a mental illness and veterans.

Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land;
· The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding.





Housing Needs Assessment Summary: City of Asheville

A.  Demographic & Economic Indicators

Significant population growth.  All consortium counties have experienced population growth over the last five years; with a 5.8 growth between 20120- 2015, and an expected 5.5% growth between 2015-2020.  This trend is expected to continue outpacing both national state population growth.

Asheville grew by 12.8% from 2000-2010, which was somewhat more slowly than the region as a whole. However, the City’s population is now growing, and is expected to grow, faster than the region as a whole with 7.4% growth between 2010- 2015, and 7.1% growth between 2015-2020. 

Significant Household Growth: Household growth is a primary indicator of housing need. The region is projected to add 10,506 households between 2015-2020. 

The City of Asheville is expected to add over 6,200 households between 2010 and 2020, growing households at 7.6% from 2015-2020, the highest rate in the region. 

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. 

It is projected that by 2015, the largest share (17.7%) of households by age in Asheville will be within the 55 to 64 age cohort, with a notable share (17.5%) also among households between the ages of 25 and 34. Between 2015 and 2020, it is projected that greatest increase in the number of households will be among those between the ages of 65 and 74, increasing by 1,104 (20.4%) households during this time.

Growth in one to three person households: Among renter households, One and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

In 2015, nearly 75% of all City renter households have one or two persons. Note that one person households are projected to experience the greatest growth between 2015 and 2020, increasing by 912, or 9.8%. Generally, one- and two-person owner-occupied households are projected to represent a combined two-thirds of the owner-occupied household base within the city in 2015. 

This coincides with the projected decrease in the median household size in the City from 1.32 in 2010 to 1.29 in 2020. This is the smallest median household size in the region. 

Income Growth: In 2015, it is projected that approximately 43% of Asheville households will have annual incomes below $35,000. The largest share (27.2%) of renter households in 2015 is projected to be among households with incomes less than $15,000, while the largest share (20.7%) of owner occupied households at this same time will be among those with incomes between $50,000 and $74,999.

It is projected that between 2015 and 2020, most income segments will experience notable growth, with the greatest increase in households by income level expected to occur among those with incomes between $50,000 and $74,999. Between 2015 and 2020, the greatest renter household growth is projected to occur among households with incomes between $35,000 and $49,000, though all household income segments below $25,000 are projected to have notable growth. The greatest owner-occupied household growth is projected to occur among   homeowners with incomes between $100,000 and $149,999, as well as among households with incomes between $50,000 and $74,999.

Poverty: A total of 16,977 (20.4%) of the city’s population lives in poverty. Nearly one in three of the city’s 16,416 children under the age of 18 lives in poverty. 

Consistent economic growth: The labor force within the region is very diversified and balanced. Economic drivers in the consortium are varied The largest employment sectors in the city are within Retail Trade (13.0%), Health Care & Social Assistance (9.9%), and Public Administration (9.0%).. After reaching a decade high unemployment rate of 7.5% in 2010, the unemployment rate has declined in the city in each of the past five years. This decline in the unemployment rate and the job growth that has occurred over the past few years are very positive signs and clear indications of a healthy and expanding economy. This job growth trend combined with projected demographic growth will lead to greater demand for housing over the foreseeable future. 

Wages:  The largest number of persons employed by occupation was within job sectors that
have mean hourly wages generally between $10 and $15. Assuming full-time employment, these wages yield annual wages of around $20,000 to $30,000. As a result, there is likely a great need for housing priced at $750 per month or lower.

Rental- homeownership proportion to remain unchanged: It is projected that in 2015 and 2020, the share of units by tenure will be split nearly evenly between renters and owners. Between 2015 and 2020, 1,338 (6.7%) owner households and 1,748 (8.5%) renter households will be added to the market.

Extremely low rental vacancy rates:  The current vacancy rate for rentals is less than 1% in Asheville and Buncombe County. A “healthy” rental market should have vacancy rates in the 4%- 6% range.  

[bookmark: _Toc259368764]B. Homeownership Market

Recovery of house prices:  The median sales price for houses in the City of Asheville was $218,000 through November of 2014, the highest in five years. Within Asheville, the available homes have a median list price of $269,000, which is more than the region median list price of $245,000. The average number of days on market for available product in Asheville is 203, which is nearly identical to the region average of 208. As such, the city of Asheville’s available supply is in line with the region’s available inventory
.
Decreased foreclosure rate:  Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  

Diverse inventory of product in Asheville:  Regionally, only 27.6% of available for-sale housing has a list price below $200,000.The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. There is a mismatch between available supply and demand. 

In Asheville, there are notable shares of for-sale product priced between $100,000 and $199,999 and between $200,000 and $299,999, representing shares of 24.9% and 20.4%, respectively. Nearly 40% of the homes sold since 2010 are priced between $100,000 and $199,999, and nearly one-quarter of the sold homes were priced between $200,000 and $299,999. As such, the Asheville for-sale housing market has a more diverse inventory of available product by price point than the region as a whole. 
[bookmark: _Toc259368765]
C.  Rental Market 

Increasing affordability problems for renters:  Over 23,000 households region-wide are cost-burdened (burdened (housing costs exceeding 30% of household income), with almost 8,000 of those households in the City of Asheville. 70% of households earning less than $15,000 annually are cost-burdened, as are 65% of households earning $15,000- $25,000 annually. Of all Asheville renter households, 43.6% are cost-burdened, and 21.1% are severely cost burdened. While slightly below state-wide averages, the percentage of renters who are cost-burdened is significant, and appears to be growing. 

Rent prices are increasing:  Median rents are increasing. The median one bedroom rent in 2008 in Asheville and Buncombe County was $673; it is now $836 in Asheville; two-bedroom is $904, and three-bedroom is $1,216. 

Severe Supply Deficit: The vacancy rate is less than 1% for all rentals. The projected rental housing gap (units needed) between 2015 and 2020 is over 3,500 units for households earning 120% of median income or less. The largest rental housing gap by income level is within the 80% to 120% AMHI level among both families and seniors. However, housing for households earning less than 50% of median income makes up half of the total projected gap, and the family need is projected to be double the need for seniors. 

[bookmark: _Toc259368768]D. Special Needs Housing

Senior Care Housing demand will increase: The Asheville senior care market is reporting overall vacancy rates between 3.5% (adult care homes) to 5.5% (nursing homes). All of the vacancy rates among surveyed senior housing are relatively low. Overall, demand for senior care housing in the city appears to be strong and indicates that there may be an opportunity to develop additional senior care housing in the city, particularly when considering the projected senior household growth for the next few years. 

Homelessness: Based on the 2014 Asheville/Buncombe County CoC Housing Inventory Count Summary, the utilization (occupancy) rate for homeless housing beds in Asheville/Buncombe County CoC is 92.7%. This utilization rate and the fact that 198 persons remain unsheltered on a given night indicate a need for housing that meets the special needs of the homeless population. With an estimated population of 3,801 and over a hundred homeless persons unsheltered, homelessness remains a challenge in Asheville/Buncombe County and is an ongoing housing need

E.  Construction trends and capacity

Housing starts increasing. 3,239 units of housing are currently in the development pipeline in the region. 60% are for multi-family housing. About half of the units in the development pipeline- and over 60% of the multi-family units- are located in the City of Asheville. 

[bookmark: _Toc259368769]F.  Housing Needs & Gaps – projection through 2020

Increasing unmet rental needs.  The multifamily rental housing supply is operating at an overall 99.1% occupancy rate, which is very high. More importantly, there are no vacancies among the 3,362 surveyed affordable (Tax Credit and government-subsidized) rental units in the city. This occupancy rate and the long wait lists maintained at these projects indicate that there is pent-up demand for affordable housing in the city. Based on the housing gap estimates, the largest rental housing gap by income level is within the 80% to 120% AMHI level among both families and seniors. However, notable housing gaps exist within the under 30% AMHI level and between the 30% and 50% AMHI level. The overall rental housing gap for families is nearly double the senior housing gap.

Moderate Income For Sale Housing Needed. The Asheville for-sale housing market has a diverse inventory of available product by price point. Based on the housing gap estimates, it appears that the greatest housing gap for owner housing will be for households with incomes between 80% and 120% of AMHI.

Special Needs Populations.  While there are many special needs populations within the city that likely require housing assistance, it appears that the largest special needs populations in the city are the elderly (age 62+), those with disabilities, persons with a mental illness and veterans.

[bookmark: _Toc99779798]Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land in the City of Asheville;
· The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding
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Housing Needs Assessment Summary: Buncombe County

A.  Demographic & Economic Indicators

Significant population growth.  All consortium counties have experienced population growth over the last five years; with a 5.8 growth between 2010- 2015, and an expected 5.5% growth between 2015-2020.  

Buncombe County grew by slightly more than 17% from 2000-2010. Buncombe County is expected to grow faster than the region as a whole, with 6.5% population growth between 2010- 2015, and 6.3% growth between 2015-2020. 

Significant Household Growth: Household growth is a primary indicator of housing need. The region is projected to add 10,506 households between 2015-2020. Buncombe County will add 7,219 household (75% of the total regional growth), a growth rate of 6.7%. 

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. 

It is projected that by 2020, the largest share (19.8%) of households in Buncombe County will be within the 55 to 64 age cohort, and 17.3% will be headed by persons 65- 74 years old. 

Growth in small households: Among renter households regionally, one and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

Similarly, in 2015 in Buncombe County, the share of the county’s renter households with one- and two-persons is projected to be just under 70% of all renter households. One-person households are projected to experience the greatest growth between 2015 and 2020, increasing by 1,344, or 8.5%. One- and two-person owner-occupied households combined are projected to constitute more than two-thirds of the owner-occupied household base within the county.

This coincides with the projected decrease in the median household size from 1.68 in 2010 to 1.62 in 2020- the smallest household size among the counties in the region, driven largely by the City’s median household size, projected to be 1.29 persons by 2020. 

Income Growth: It is projected that between 2015 and 2020, the greatest increase in households by income level in Buncombe County will be among those with incomes between $35,000 and $49,999, although notable growth is projected to occur among all income segments. There will be growth in all income segments, indicating a diverse housing need. 

The primary older adult household growth between 2015 and 2020 is projected to occur among most household income segments. As a result, there will likely be a growing need through at least 2020 for additional renter and owner housing at a variety of price points that meets the needs of the county’s senior population.

Poverty:  Of the county’s 49,966 children under the age of 18, 10,311 live in poverty. As such, one in five children (under the age of 18) within the county live in poverty. 35,012 people live in poverty in Buncombe County. 

Consistent economic growth: The labor force within the region is very diversified and balanced. Economic drivers in the consortium are varied. The largest employment sectors in the county are within Retail Trade, Manufacturing and Administrative, Support, Waste Management & Remediation Services. Since 2009, the region’s unemployment rate has declined annually. 

This decline in the unemployment rate and the job growth that has occurred over the past few years are very positive signs and clear indications of a healthy and expanding economy. This job growth trend combined with projected demographic growth will lead to greater demand for housing over the foreseeable future. 
 
Wages: The largest number of persons employed by occupation was within job sectors that have mean hourly wages generally between $10 and $15. Assuming full-time employment, these wages yield annual wages of around $20,000 to $30,000. As a result, there is likely a great need for housing priced at $750 per month or lower.

Rental- homeownership proportion to remain unchanged: Within the county, the share of owner-occupied households was over 70% in 2000 and declined to less than two-thirds by 2010. This shift in the share of occupied housing units by tenure is attributed to the renter household growth that has outpaced the owner household growth by two to one. This trend is projected to continue through 2015. However, the number of owner occupied households is projected to increase at a greater amount than renter households between 2015 and 2020. It is projected that between 2015 and 2020, the number of renter-occupied households will increase by 2,872 (4.2%) while owner-occupied households will increase by 4,347 (6.4%). These growth trends will greatly influence the future needs of Buncombe County.

Extremely low rental vacancy rates:  The current vacancy rate for rentals is less than 1% in Asheville and Buncombe County. A “healthy” rental market should have vacancy rates in the 4%- 6% range.  

B. Homeownership Market

Recovery of house prices:  The median sales price of $215,000 in Buncombe County through November of 2014 is the highest in five years. The median list price was $300,000 in Buncombe County. The county was projected to sell approximately 3,459 residential units for all of 2014, a five-year high. The average number of days on market for available product in Buncombe County is 189, which is lower than the region average of 244, and the lowest of the four subject counties.

Decreased foreclosure rate:  Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  

Increasing affordability gap for homebuyers:  Only 27.6% of available for-sale housing has a list price below $200,000.The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. There is a mismatch between available supply and demand. 

C.  Rental Market 

Increasing affordability problems for renters:  The largest share (26.7%) of renter households in 2015 is projected to be among households with incomes below $15,000.  The most significant change will be the increase of renter households earning between $35,000 and $50,000, with an addition of 1,276 (21.5% increase) between 2015 and 2020. The number of low-income renters who are cost burdened (housing costs exceeding 30% of household income) is 70% for households earning less than $15,000 annually, and 65% for households earning $15,000- $25,000 annually. Of all renter households, 44.2% are cost-burdened, and 20.7% are severely cost burdened. While slightly below state-wide averages, the percentage of renters who are cost-burdened is significant, and appears to be growing. 

Rent prices are increasing:  Median rents are increasing. The median one bedroom rent in 2008 was $673; it is now $830 in Buncombe County. The median two-bedroom rent is $916 and three-bedroom rent is $1,021. 

Importance of mobile homes:  Mobile homes are an important part of the housing stock, comprising 16.6 of the region’s occupied housing supply. 64.9% are owner-occupied. Bowen National Research identified 63 mobile home parks in Buncombe County

Severe Supply Deficit: The vacancy rate is less than 1% region-wide. The projected Asheville/Buncombe County rental housing gap (units needed) between 2015 and 2020 is over 3,500 units for households earning 120% of median income or less. The largest rental housing gap by income level is within the 80% to 120% AMHI level among both families and seniors. However, housing for households earning less than 50% of median income makes up half of the total projected gap, and the family need is projected to be double the need for seniors. 

[bookmark: _Toc259368767]D.  Special needs 

Senior Care Housing demand will increase: The Asheville senior care market is reporting overall vacancy rates between 3.5% (adult care homes) to 5.5% (nursing homes). 

Homelessness: Based on the 2014 Asheville/Buncombe County CoC Housing Inventory Count Summary, the utilization (occupancy) rate for homeless housing beds in Asheville/Buncombe County CoC is 92.7%. This utilization rate and the fact that 198 persons remain unsheltered on a given night indicate a need for housing that meets the special needs of the homeless population. With an estimated homeless population of 3,801 and well over a hundred homeless persons unsheltered, homelessness remains a challenge in Asheville/Buncombe County and is an ongoing housing need

F.  Construction trends and capacity

Housing starts increasing. 3,239 units of housing are currently in the development pipeline in the region. 60% are for multi-family housing. .

G.  Housing Needs & Gaps – projection through 2020

Increasing unmet rental needs.  The multifamily rental housing supply is operating at an overall 99.2% occupancy rate, which is very high. More importantly, there are no vacancies among the 3,730 surveyed affordable (Tax Credit and government-subsidized) rental units in the county. This occupancy rate and the long wait lists maintained at these projects indicate that there is pent-up demand for affordable housing in the county. Based on the housing gap estimates, the largest rental housing gap by income level is within the 80% to 120% AMHI level among both families and seniors. However, notable housing gaps exist within the under 30% AMHI level and between the 30% and 50% AMHI level. The overall rental housing gap for families is nearly double the senior housing gap

Moderate Income For Sale Housing Needed: The Buncombe County for-sale housing market has a diverse inventory of available product by price point. Based on the housing gap estimates, it appears that the greatest housing gap for owner housing will be for households with incomes between 80% and 120% of AMHI.

Special Needs Populations:  While there are many special needs populations within the county that likely require housing assistance, it appears that the largest special needs populations in the city are the elderly (age 62+), those with disabilities, persons with a mental illness and veterans.

Barriers to Affordable Housing:  Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land with infrastructure and close to employment centers.
· The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding;





















Housing Needs Assessment Summary:  Henderson County

A.  Demographic & Economic Indicators

Significant population growth.  All consortium counties have experienced population growth over the last five years; with a 5.8% growth between 20120- 2015, and an expected 5.5% growth between 2015-2020.  This trend is expected to continue outpacing both national and state population growth.

Henderson County grew by almost 20% from 2000-2010. From 2010-2015, it has grown at a rate slightly greater than 1% annually, and is expected to grow at the same rate during the next five years, with a projected population increase of 5,686 persons. . 

Significant Household Growth: Household growth is a primary indicator of housing need. The region is projected to add 10,506 households between 2015-2020. Henderson County household growth will be similar to that of the region as a whole, Henderson County is projected to add 2,495 households, growing by slightly more than 5% over the next five years. This is about 25% of the projected regional growth.

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. 

It is projected that by 2015, the largest share (19.6%) of households by age in Henderson County will be within the 55 to 64 age cohort. Between 2015 and 2020, it is projected that the number of households between the ages of 65 and 74 will increase the most, adding 1,106 (12.2%) households during this time

Growth in one and two person households: Among renter households, one and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

Similarly, in Henderson County, the combined share of county renter households with one- and two-persons is projected to be nearly two-thirds of all renter households. One-person households are projected to experience the greatest growth between 2015 and 2020, increasing by 334, or 6.6%. One- and two-person owner-occupied households combined are projected to
represent more than two-thirds of the owner-occupied household base within the county.

This coincides with the slight projected decrease in the median household size from 1.82 in 2015 to 1.80 in 2020.

Poverty: total of 13,596 of the county’s population lives in poverty. One in five children
(under the age of 18) within the county live in poverty.

Income: In 2015, it is projected that 19.5% of Henderson County households will have annual incomes between $50,000 and $74,999. It is projected that between 2015 and 2020, the greatest increase in households by income level in Henderson County will be among those with incomes between $35,000 and $49,999.

Most household income segments below $50,000 are projected to experience noticeable growth between 2015 and 2020. As such, the low-income household segment is projected to experience the greatest growth, adding to the need for affordable housing.

Consistent economic growth. The labor force within the region is very diversified and balanced. Economic drivers in the consortium are varied, but Retail Trade, Health Care and Social Assistance, Administration, and Tourism, are the largest employment sectors. Since 2009, the region’s unemployment rate has declined annually. 
 
Wages: The largest number of persons employed by occupation in Henderson County was within job sectors that have mean hourly wages generally between $9 and $18. Assuming full-time employment, these wages yield annual wages of around $18,000 to $36,000. As a result, there is likely a great need for housing priced at $900 per month or lower.

Rental- homeownership proportion to remain unchanged: Regionally, the proportion of housing owned or rented- about 70% - 30%, is expected to remain unchanged. In Henderson County, about 75% is ownership housing. Regionally, the number of owner households is projected to grow by 6,682, while renter household growth is expected to be 3,824. .  

Extremely low rental vacancy rates.  The current vacancy rate for rentals region-wide is about 1%. In Henderson County, the overall surveyed vacancy rate is about 2.4%. A “healthy” rental market should have vacancy rates in the 4%- 6% range.  

B. Homeownership Market

Recovery of house prices.  The regional median sales price of $202,950 through November of 2014 is the highest in five years. The median sales price in Henderson County was $180,000. The median list price was $273,000 in Henderson County. The region was on pace to sell over 5,650 residential units for all of 2014, a five-year high. Henderson County was on pace to sell 1,772 homes in 2014, also a five-year high. The number of homes sold below $150,000 continues to decline steadily. 

Decreased foreclosure rate.  Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  

Increasing affordability gap for homebuyers.  Regionally, only 27.6% of available for-sale housing has a list price below $200,000.The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. 

Nearly one-third of the available for-sale supply in Henderson County is priced between $200,000 and $299,999. These homes would generally be available to households with incomes between $60,000 and $100,000. Nearly a quarter of the available product is priced between $100,000 and $199,999, indicating that there is a good base of homes generally affordable to households with incomes between $30,000 and $60,000. 

C.  Rental Market 

Increasing affordability problems for renters.  In Henderson County, the largest share (24.0%) of renter households in 2015 is projected to be among households with incomes below $15,000. The three largest shares of renter households by income are all below $35,000. These renter households comprise nearly two-thirds of all renter households. 

Regionally, the number of low-income renters who are cost burdened (housing costs exceeding 30% of household income) is 70% for households earning less than $15,000 annually, and 65% for households earning $15,000- $25,000 annually. Of all renter households, 44.2% are cost-burdened, and 20.7% are severely cost burdened. Henderson County’s renters are slightly more cost-burdened than renters regionally. While slightly below state-wide averages, the percentage of renters who are cost-burdened is significant, and appears to be growing. 

Rent prices are increasing.  Median rents are increasing. The median gross rent in Henderson County in 2008 2010 was $621; the median rents in 2014 in Henderson County are $745 for one-bedroom units, $895 for two-bedroom units and $1150 for three bedroom units.

Importance of mobile homes.  Mobile homes are an important part of the housing stock, comprising 16.6 of the region’s occupied housing supply. 64.9% are owner-occupied. Bowen National Research identified 41 mobile home parks in Henderson County. 

Supply Deficit: The vacancy rate is less than 1% region-wide. In Henderson County, is about 2.4%. The projected rental housing gap (units needed) between 2015 and 2020 is 1,431 units for households earning 120% of median income or less. The largest area rental housing gap by income level is within the 30% to 50% AMHI level among both families and seniors. 

D.  Special needs 

Senior Care Housing demand will increase. The Henderson County senior care market is reporting overall vacancy rates between 3.5% (adult care homes) to 5.5% (nursing homes). Based upon age 62 and older population characteristics and trends, an estimated 1,017 households with a person requiring assisted services will not have their needs met by existing or planned senior care facilities by the year 2020. 

Homelessness. According to the 2014 point-in-time survey for Henderson County there are approximately 150 persons who are classified as homeless on any given day in Henderson County. Based on the 2014 North Carolina Balance of the State Housing Inventory Count m Summary, the utilization (occupancy) rate for homeless housing beds in Henderson County is 56.9%. This utilization rate and the fact that 21 persons remain unsheltered on a given night indicate that is a need for housing that meets the special needs of the homeless population. 

E.  Construction trends and capacity

Housing starts increasing. An estimated 300 units of housing are currently in the development pipeline in Henderson County. 64% are for multi-family housing. .


F.  Housing Needs & Gaps – projection through 2020

Increasing unmet rental needs.  Henderson County has a well-balanced supply of rental alternatives. However, it is noteworthy that the multifamily rental housing supply is operating at an overall 97.6% occupancy rate, which is very high. More importantly, there are no vacancies among the 430 surveyed affordable (Tax Credit and government-subsidized) rental units in the county. This occupancy rate and the long wait lists maintained at these projects indicate that there is pent-up demand for affordable housing in the county. Based on the housing gap estimates, it appears that the greatest projected rental housing needs will be for those with incomes between 30% and 50% of AMHI, though all income segments have notable gaps.

Moderate Income For Sale Housing Needed. The for-sale housing market is considered to be strong. Based on the housing gap estimates, it appears that the greatest housing gap for owner housing will be for households with incomes between 80% and 120% of AMHI, though all income segments have notable gaps.

Special Needs Populations.  While there are many special needs populations within the county that likely require housing assistance, it appears that the largest special needs populations in the city are the elderly (age 62+), those with disabilities, persons with a mental illness and veterans.

Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land near infrastructure and employment centers; 
· The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding. 





















Housing Needs Assessment Summary:  Madison  County

A. Demographic & Economic Indicators

Population growth.  All consortium counties have experienced population growth over the last five years; with 5.8% growth between 2010- 2015, and an expected 5.5% growth rate between 2015-2020. This trend is expected to continue outpacing both national and state population growth.

Madison County grew by 5.7% from 2000-2010. From 2010-2015, it has grown by 3.5%, and is expected to grow 3.0% during the next five years. 

Significant Household Growth: Household growth is a primary indicator of housing need. The region is projected to add 10,506 households between 2015-2020. Buncombe County will add 7,219 households, a growth rate of 6.7%. The City of Asheville is expected to grow households at 7.6%, the highest rate in the region. 

Madison County household growth will be slower than the region as a whole, growing by slightly 3.2% over the next five years. 

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. 

It is projected that by 2015, the largest share (21.6%) of households by age in Madison County will be within the 55 to 64 age cohort. Between 2015 and 2020, it is projected that the number of households between the ages of 65 and 74 will increase the most, adding 288 (17.8%) households during this time.

Growth in one and two person households: Among renter households, one and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

Similarly, in Madison County, the combined share of the county’s renter households with one- and two persons was 66.5%. One-person households are projected to experience the greatest growth between 2015 and 2020, increasing by 38, or 4.5%. Generally, one- and two-person owner-occupied households in 2015 are projected to each represent a combined 67.2% of the owner-occupied household base within the county. 

Poverty: A total of 3,507 of the county’s population lives in poverty. A total of 867 children (under the age of 18) within the county live in poverty, representing one in five children.

Income: The greatest growth regionally and in Madison County will be seen in households making $35,000- $50,000 annually. It is projected that between 2015 and 2020, the greatest increase in households by income level in Madison County will be among those with incomes below $15,000, while most household income segments are expected to experience some level of growth. 

In 2015, it is projected that nearly one-half of Madison County households will have annual incomes below $35,000.

Between 2015 and 2020, the greatest renter household growth is projected to occur among households with incomes between $25,000 and $34,999, with an increase of  142 households, more than 50% greater than today. 

The large increase in owner households making below $15,000 annually (171)  is primarily attributed to senior homeowners aging in place and reaching retirement age and thereby experiencing a decline in income.

Positive economic recovery: Educational Services (11.4%), Manufacturing (9.1%), Public Administration (8.0%) and Retail Trade (7.9%) are the largest employment sectors.

Madison County lost more than 500 jobs, representing 5.9% of its employment base between 2006 and 2009, which is a greater percent decline than experienced in the overall region. The county’s employment base has increased in each of the past five years.

After reaching a decade high unemployment rate of 9.8% in 2010, the county’s unemployment rate has declined in the county in each of the past four years.

Wages: The largest number of persons employed by occupation was within job sectors that
have mean hourly wages generally between $10 and $18. Assuming full-time employment, these wages yield annual wages of around $20,000 to $36,000. As a result, there is likely a great need for housing priced at $900 per month or lower..

Rental- homeownership proportion to remain unchanged: Regionally, the proportion of housing owned or rented- about 70% - 30%, is expected to remain unchanged. In Madison County, about 75% is rental housing. Regionally, the number of owner households is projected to grow by 6,682, while renter household growth is expected to be 3,824. .  

Extremely low rental vacancy rates.  The current vacancy rate for rentals region-wide is about 1%. In Madison County, a very small number of vacancies were found, with a vacancy rate less than  1%.  Madison County has a large number of non-conventional rentals which can come in the form of detached single-family homes, duplexes, units over storefronts, etc, and no conventional market “multi-family” rentals.   

B. Homeownership Market

Recovery of house prices.  The regional median sales price of $202,950 through November of 2014 is the highest in five years. The median list price was $270,000 in Madison County the median sales price in 2014 (through November) was $171,000. The region was on pace to sell over 5,650 residential units for all of 2014, a five-year high. The annual sales activity
has grown each of the past four full years. The county is currently on pace to sell approximately 159 residential units for all of 2014. The county has experienced fluctuations in median sales prices over the past three years, but has trended upward in 2013 and 2014. The average number of days on market for available product in Madison County is 339, which is significantly longer than the region average of 244. One-fourth of the available for-sale supply in Madison County is priced between $100,000 and $199,999. These homes would generally be available to households with incomes between $30,000 and $60,000.

Decreased foreclosure rate.  Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  

Increasing affordability gap for homebuyers.  Regionally, only 27.6% of available for-sale housing has a list price below $200,000.The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. There is a mismatch between available supply and demand. In Madison County, the greatest housing gap is for families and seniors with incomes between 80% and 120% of AMHI..

C. Rental Market 

Increasing affordability problems for renters.  The largest Madison County rental housing gap by income level is within the 50% to 80% AMHI level among both families and seniors. The housing gap for family rentals is six times greater than the senior rental housing gap.

Regionally, the number of low-income renters who are cost burdened (housing costs exceeding 30% of household income) is 70% for households earning less than $15,000 annually, and 65% for households earning $15,000- $25,000 annually. Of all renter households, 44.2% are cost-burdened, and 20.7% are severely cost burdened. Madison County’s renters are less cost-burdened than renters regionally, with 30.8% seen as cost-burdened. While below regional averages, the percentage of renters who are cost-burdened is significant, and appears to be growing.

Rent prices are increasing.  Median rents are increasing. The median rents in Madison County are $725 for one-bedroom units. Little data was available for other sized units.

Importance of mobile homes.  Mobile homes are an important part of the housing stock, comprising 16.6% of the region’s occupied housing supply. 64.9% are owner-occupied. 

Supply Deficit: The vacancy rate is less than 1% both regionally and in Madison County.  

D. [bookmark: _Toc259368766]Subsidized Rental Housing

Long waits for subsidized housing. Public housing, Housing Choice Vouchers, and subsidized units with rent subsidies provide the only decent rental housing that is affordable at the lowest income levels (0% - 30% AMI).  A survey conducted by Bowen National Research (2014) indicated a 0% vacancy rate for subsidized rentals. 92% of surveyed developments maintained wait lists, for up to eight years in duration. Madison County subsidized rentals have no vacancies and at least one-year waiting lists. 

E. Special needs 

Large unmet need for independent living.  Throughout the Consortium there are long waiting lists for affordable independent housing for elderly and disabled people

Need for repair/modification programs.  There appears to be a large need for essential housing repairs and accessibility modifications to help elderly and disabled people remain in their own homes.  

F. Construction trends and capacity

Housing starts increasing. 3,239 units of housing are currently in the development pipeline ein the region. 60% are for multi-family housing. .


G. Housing Needs & Gaps – projection through 2020

Increasing unmet rental needs 
Madison County has a relatively limited supply of rental alternatives. All multifamily rental units we identified and surveyed are occupied and a limited number of non-conventional rentals, home stays and mobile home rentals were identified as being available for rent. Of the more than 100 affordable (Tax Credit and government-subsidized) units in the county, all are occupied and have wait list as high as 100 households. This occupancy rate and the long wait lists maintained at these projects indicate that there is pent-up demand for affordable housing in the county. Based on the housing gap estimates, it appears that the greatest projected rental housing needs will be for those with incomes between 50% and 80% of AMHI, even with a new Tax Credit project in the development pipeline.

Aging population.  
Madison County’s senior households age 65 and older will increase by 410 (13.1%) between 2015 and 2020, adding to its anticipated need for senior-oriented housing. 

Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land in the City of Asheville;
· The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding; 
· Neighborhood opposition to higher-density housing.




Housing Needs Assessment Summary: Transylvania County

A.  Demographic & Economic Indicators

Population growth.  All consortium counties have experienced population growth over the last five years; with 5.8% growth between 2010- 2015, and an expected 5.5% growth rate between 2015-2020. This trend is expected to continue outpacing both national and state population growth.

Transylvania County grew by almost 13% from 2000-2010. It’s growth has slowed. From 2010-2015, it has grown by 3.5%, and is expected to grow by 982 persons (2.9%) during the next five years. 

Significant Household Growth: Household growth is a primary indicator of housing need. The region is projected to add 10,506 households between 2015-2020. Transylvania County household growth will be slower than the region as a whole, projected to grow by 511 households, slightly more than 3.4%, over the next five years. 

Aging Households: Most of the household growth in the region will occur among households 55 and older. This age group will grow by 10,342 households from 2015-2020. The senior growth trends are primarily attributed to seniors aging in place. 

It is projected that by 2015, the largest share (21.5%) of households by age in Transylvania County will be within the 55 to 64 age cohort. Between 2015 and 2020, it is projected that the number of households age 75 and older and between the ages of 65 and 74 will increase the most during this time. Overall, Transylvania County will add a projected 663 (9.6%) households age 65 and older between 2015 and 2020. Such growth will increase the need for senior-oriented housing for the foreseeable future

Growth in one and two person households: Among renter households, one and two person households will represent 68.6% of all regional households, constituting over 2,000 new households. Almost 1,100 new three person households will be added. Among ownership households, two-person households will increase by 2,400. 

Similarly, in Transylvania County, the combined share of county renter households with one- and two-persons is projected to be nearly two-thirds of all renter households. One person households are projected to experience the greatest growth between 2015 and 2020, increasing by 5.1%. This contributes to the projected decrease in the median household size
from 1.65 in 2010 to 1.62 in 2020. 

One- and two-person owner-occupied households combined are projected to represent more than three-fifths of the owner-occupied household base within the county. Generally, Transylvania County has a higher share of smaller household sizes than the overall region.

Poverty: A total of 4,634 of the county’s population live in poverty. A total of 1,339 children
(under the age of 18) within the county live in poverty, representing one in four children.

Income: In 2015, it is projected that over 40% of Transylvania County households will have annual incomes below $35,000. However, the largest household income segment in 2015 will be households with incomes between $50,000 and $74,999, which will represent 16.8% of the total household base. It is projected that between 2015 and 2020, the greatest increase in households by income level in Transylvania County will be among those with incomes between $35,000 and $49,999, with notable growth also projected to occur among all household income segments between $50,000 and $74,999 as well as between $75,000 and $99,999.

Slow economic recovery: Retail Trade (11.2%), Health Care& Social Assistance (8.4%) and Public Administration (7.7%) are the largest employment sectors.

Unlike the other counties within the region, Transylvania County lost jobs in five of the past seven years and has not fully recovered all jobs since the last recession. Overall, the county has experienced a net loss of 1,215 or 9.5% of its job base since 2007. On a positive note, the county’s job base has expanded in two of the past three years. The unemployment rate has
declined in the county in each of the past four years.

Wages: The largest number of persons employed in Transylvania County by occupation was within job sectors that have mean hourly wages generally between $10 and $14. Assuming full-time employment, these wages yield annual wages of around $20,000 to $28,000. As a result, there is likely a great need for housing priced at $700 per month or lower.

Rental- homeownership proportion to remain unchanged: Regionally, the proportion of housing owned or rented- about 70% - 30%, is expected to remain unchanged. Within the county, the share of owner-occupied households was over 75% in 2000 and 2010, while the share of renter-occupied households has been under 25%. It is projected that between 2015 and 2020, the number of owner-occupied households will increase by 363 (3.3%), while the number of renter-occupied households will increase by 148 (3.7%).

Extremely low rental vacancy rates.  The current vacancy rate for rentals region-wide is about 1%. In Transylvania County, the overall surveyed vacancy rate is also about 1%.  Transylvania County has a large number of non-conventional rentals which can come in the form of detached single-family homes, duplexes, units over storefronts, etc., and very few non-subsidized “multi-family” rentals.   

B. Homeownership Market

Recovery of house prices.  The regional median sales price of $202,950 through November of 2014 is the highest in five years. The Transylvania County median sales price was $187,000. The median list price was $299,700 in Transylvania County., slightly higher than the region as a whole. The region was on pace to sell over 5,650 residential units for all of 2014, a five-year high. Transylvania County was on pace to sell 465 homes in 2014, also a five-year high. The average number of days on market for available product in Transylvania County is 393, which is significantly longer than the region average of 244. This is not surprising given the fact that over one-fourth of the available supply in the county is priced over $500,000, which typically takes longer to sell due to the smaller number of higher income households that could afford such product. 30% of homes for sale are listed for under $200,000. 

Decreased foreclosure rate.  Foreclosure actions continue to decline in the region, and are significantly lower than the rates in the State and nationally.  Foreclosure activity appears to have a nominal impact on housing supply trends and characteristics.  

Increasing affordability gap for homebuyers.  Regionally, only 27.6% of available for-sale housing has a list price below $200,000.The largest income segment seeking housing to purchase earns $50,000- $75,000 annually. In Transylvania County, the greatest housing gap for families is for households with incomes between 50% and 80% of AMHI, while seniors with incomes between 80% and 120% of AMHI have the greatest gap among seniors.

C.  Rental Market 

Increasing affordability problems for renters.  The largest rental housing gap by income level is within the 50% to 80% AMHI level among both families and seniors. However, notable housing gaps exist within the 30% to 50% AMHI level and the 80% to 120% AMHI level as well. There does not appear to be a housing deficit for units affordable to households with incomes of 30% of AMHI or lower. However, based on Bowen’s survey of rental housing, government-subsidized housing that targets very low-income households is fully occupied and maintains long wait lists.

Regionally, the number of low-income renters who are cost burdened (housing costs exceeding 30% of household income) is 70% for households earning less than $15,000 annually, and 65% for households earning $15,000- $25,000 annually. Of all renter households, 44.2% are cost-burdened, and 20.7% are severely cost burdened. Transylvania County’s renters are slightly less cost-burdened than renters regionally. While slightly below state-wide averages, the percentage of renters who are cost-burdened is significant, and appears to be growing. 

Rent prices are increasing.  Median rents are increasing. The median county gross rent in 2008 was $574; the median rents in Transylvania County today are $525 for one-bedroom units, $800 for two-bedroom units and $963 for three bedroom units. Although lower than rents in other counties in the region, the high occupancy rate makes it very difficult to find an affordable rental.

Importance of mobile homes.  Mobile homes are an important part of the housing stock, comprising 16.6 of the region’s occupied housing supply. 64.9% are owner-occupied. Bowen National Research identified 61 mobile home parks in Transylvania County. 

Supply Deficit: The vacancy rate is less than 1% both regionally and in Transylvania County.  

D.  Special needs 

Large unmet need for independent living.  Based upon age 62 and older population characteristics and trends, it is estimated that 678 households with a person requiring assisted services will not have their needs met by existing or planned senior care facilities by the year 2020.

Homelessness.  According to the 2014 point-in-time survey for Transylvania County there are approximately 115 persons who are classified as homeless on any given day in Transylvania County.  The utilization (occupancy) rate for homeless housing beds in Transylvania County is 90.6%. This utilization rate and the fact that 83 (72.1%) persons remain unsheltered on a given night indicates a need for housing that meets the special needs of the homeless population. 

E.  Construction trends and capacity

Little Planned Activity. 3,239 units of housing are currently in the development pipeline in the region. 60% are for multi-family housing. There is currently nothing planned regarding new housing, and no notable economic development or infrastructure projects planned within Transylvania County.

F.  Housing Needs & Gaps – projection through 2020

Increasing unmet rental needs. Multifamily rental housing supply is operating at an overall 99.2% occupancy rate, which is very high. More importantly, there are no vacancies among the 482 surveyed affordable (Tax Credit and government-subsidized) rental units in the county. This occupancy rate and the long wait lists maintained at these projects indicate that there is pent-up demand for affordable housing in the county. Based on the housing gap estimates, it appears that the greatest projected rental housing needs will be for those with incomes between 50% and 80% of AMHI

Moderate Income For Sale Housing Needed. Based on the housing gap estimates, it appears that the greatest housing gap for owner housing will be for households with incomes between 50% and 80% of AMHI for family households and between 80% and 120% of AMHI
for senior households.

Special Needs Populations.  While there are many special needs populations that likely require housing assistance, it appears that the largest special needs populations are the elderly (age 62+), those with disabilities, persons with a mental illness and veterans.

Barriers to Affordable Housing
Among the barriers to addressing affordable housing needs in the Consortium area are:
· High land and construction costs related to topography and the limited supply of developable land;
· Lack of vacant developable land;
The high per-unit cost of making rental housing affordable for extremely-low and very-low income groups, coupled with declining federal funding.












PRIORITIES AND STRATEGIES FOR ACTION

In developing this Strategic Plan, the Asheville Regional Housing Consortium and the City of Asheville recognize that, while housing affordability is an issue for the whole region, there are distinct local differences. Accordingly, through a process that included input from Housing Focus Groups in each county, public input, the analysis of the Housing Needs Assessment, discussion among Consortium and City Housing and Community Development Committee members and staff input, local priorities for addressing affordable housing needs have been established. These priorities cover a wider variety of needs than those encompassed in the Targets and Outcomes table. These priorities and strategies will be used in a direct and practical way to evaluate applications for HOME and CDBG funding for housing development. How well the application addresses the local priorities will be an essential element of application assessment, as will project feasibility, leverage, and agency capacity. 

The remaining part of this section lists, by county, the broad priorities and suggested strategies for action that emerged from the Consolidated Plan development process. The priorities are ranked in the order of importance; the strategies are not ranked and include items suggested by all participants in the process. 

Priorities and Strategies for Asheville: Affordable Housing
Key principles:
1. All rental housing developed with CDBG and HOME funding should be affordable for at least 30 years. 
2. CDBG and HOME funding for affordable housing should benefit persons making less than 60% of the area median income. 
3. Housing developed with CDBG and HOME funds should provide some permanent housing for persons who are homeless. 
4. Housing developed with CDBG and HOME funds should provide some housing for persons with disabilities. 
5. Housing developed with CDBG and HOME funding should be locationally efficient: located within one mile to jobs, schools and services, or no more than one-half mile walking distance to an existing bus stop. 
6. Housing developed with CDBG and HOME finding should incorporate energy-efficient and “green” building, and food production. 

	Priorities (in ranked order)
	Program Guidelines

	Provide affordable rental housing for households earning 60% of median income or less
	· Prioritize developments that respond to need for one bedroom units, and units for low-income single-wage earner households with children. 
· Maximize use of federal Low Income Housing Tax Credit and other subsidy programs for rental developments in Asheville
· Prioritize developments that provide rental housing for very low income people in mixed-income developments
· Control occupancy costs through energy efficiency and alternative energy production
· Maximize HOME funding to support the most number of new units possible 

	Provide affordable and accessible housing to persons with special needs including the homeless, persons with criminal records, the frail elderly, persons with mental illness and people with disabilities (including intellectual and developmental disabilities), and victims of domestic violence. and help people succeed through support services coordinated with housing development
	· Provide Tenant-Based Rental Assistance (TBRA) to assist in permanently housing households who are homeless
· Prioritize developments that include permanent housing for homeless persons- Use best practices in homelessness prevention and rapid rehousing
· Prioritize locationally efficient sites 
· Prioritize supportive services for persons having high acuity for homelessness
· Prioritize developments that provide interior and exterior accessibility for disabled occupants and “visitability” for guests  
· Provide housing for persons with a wide-range of disabilities, and track how persons with disabilities are served in publically-supported housing
· Remove barriers to accessing housing, including credit requirements and prior criminal record; find alternate methods of assessing tenancy risk
· Provide adequate housing options for victims of domestic violence
· Affirmatively further fair housing

	Coordinate housing development with transportation, jobs, and services and make efficient use of available land and infrastructure 


	· Prioritize higher density construction near employment centers, within walking distance of employment, schools and services, and near transit stops
· Prioritize mixed-use development that includes housing for low-income households
· Support density through UDO and other regulatory reform 

	Promote homeownership for low-income households
	· Prioritize permanent affordability of ownership housing 
· Prioritize ownership developments that assist households earning less than 60% of area median income
· Require and monitor affirmative marketing of homeownership programs to minority homebuyers 
· Support programs that prepare people for homeownership, including in-depth financial education and home maintenance 
· Encourage development of condominium and other dense ownership housing

	Incorporate sustainability into housing and community design
	· Prioritize energy-efficient and “green”  building techniques 
· Incorporate alternative energy production into new housing development
· Incorporate food production into affordable housing development

	Target low wealth neighborhoods for improvements that will improve housing conditions and create stronger communities
	· Collaborate with HACA on large scale investments transforming public housing
· Ensure coordination of services such as weatherization and emergency repairs

	Preserve existing housing and focus preservation efforts to make both rental and ownership housing affordable and preserve long-term affordability of  rental housing
	· Prioritize emergency repair programs for special needs households
· Support rehabilitation of existing affordable rental housing in exchange for long-term affordable rent commitments for low-income households
· Use deed restrictions along with financial assistance, to provide for extended rent restrictions; right of first refusal on resale; and/or shared equity appreciation on resale







Affordable Housing Priorities and Strategies for Buncombe County

	Priorities (in ranked order)
	Program Guidelines

	Provide affordable rental housing for households earning 60% of median income or less
	· Prioritize developments that respond to need for one bedroom units, and units for low-income single-wage earner households with children. 
· Maximize use of federal Low Income Housing Tax Credit and other subsidy programs for rental developments in Buncombe County
· Prioritize developments that provide rental housing for very low income people in mixed-income developments
· Control occupancy costs through energy efficiency and alternative energy production
· Maximize HOME funding to support the most number of new units possible 

	Provide affordable and accessible housing to persons with special needs including the homeless, persons with criminal records, the frail elderly, persons with mental illness and people with disabilities (including intellectual and developmental disabilities), and victims of domestic violence; and help people succeed through support services coordinated with housing development
	· Provide Tenant-Based Rental Assistance (TBRA) to assist in permanently housing households who are homeless
· Prioritize developments that include permanent housing for homeless persons- Use best practices in homelessness prevention and rapid rehousing
· Prioritize locationally efficient sites 
· Prioritize supportive services for persons having high acuity for homelessness
· Prioritize developments that provide interior and exterior accessibility for disabled occupants and “visitability” for guests  
· Provide housing for persons with a wide-range of disabilities, and track how persons with disabilities are served in publically-supported housing
· Remove barriers to accessing housing, including credit requirements and prior criminal record; find alternate methods of assessing tenancy risk
· Provide adequate housing options for victims of domestic violence
· Affirmatively further fair housing

	Coordinate housing development with transportation, jobs, and services and make efficient use of available land and infrastructure 


	· Prioritize higher density construction near employment centers, within walking distance of employment, schools and services, and near transit stops
· Prioritize mixed-use development that includes housing for low-income households
· Support density that helps control service costs and makes the best use of available land

	Promote homeownership for low-income households
	· Prioritize permanent affordability of ownership housing 
· Prioritize ownership developments that assist households earning less than 60% of area median income
· Require and monitor affirmative marketing of homeownership programs to minority homebuyers 
· Support programs that prepare people for homeownership, including in-depth financial education and home maintenance 
· Encourage development of condominium and other dense ownership housing

	Incorporate sustainability into housing and community design
	· Prioritize energy-efficient and “green”  building techniques 
· Incorporate alternative energy production into new housing development


	Target low wealth neighborhoods for improvements that will improve housing conditions and create stronger communities
	· Ensure coordination of services such as weatherization and emergency repairs

	Preserve existing housing and focus preservation efforts to make both rental and ownership housing affordable and preserve long-term affordability of  rental housing
	· Prioritize emergency repair programs for special needs households
· Support rehabilitation of existing affordable rental housing in exchange for long-term affordable rent commitments for low-income households
· Use deed restrictions along with financial assistance, to provide for extended rent restrictions; right of first refusal on resale; and/or shared equity appreciation on resale







Affordable Housing Priorities and Strategies for Hendersonville, Fletcher and Henderson County

	Priorities (in ranked order)
	Program Guidelines

	Provide affordable rental housing for households earning 60% of median income or less
	· Prioritize developments that respond to need for one bedroom units, and units for low-income single-wage earner households with children. 
· Maximize use of federal Low Income Housing Tax Credit and other subsidy programs for rental development
· Prioritize developments that provide rental housing for very low income people in mixed-income developments
· Control occupancy costs through energy efficiency and alternative energy production
· Maximize HOME funding to support the most number of new units possible 
· 

	Provide affordable and accessible housing to persons with special needs including the homeless, persons with criminal records, the frail elderly, persons with mental illness and people with disabilities (including intellectual and developmental disabilities), and victims of domestic violence. and help people succeed through support services coordinated with housing development
	· Provide Tenant-Based Rental Assistance (TBRA) to assist in permanently housing households who are homeless
· Prioritize developments that include permanent housing for homeless persons- Use best practices in homelessness prevention and rapid rehousing
· Prioritize locationally efficient sites 
· Prioritize supportive services for persons having high acuity for homelessness
· Prioritize developments that provide interior and exterior accessibility for disabled occupants and “visitability” for guests  
· Provide housing for persons with a wide-range of disabilities, and track how persons with disabilities are served in publically-supported housing
· Remove barriers to accessing housing, including credit requirements and prior criminal record; find alternate methods of assessing tenancy risk
· Provide adequate housing options for victims of domestic violence
· Affirmatively further fair housing

	Coordinate housing development with transportation, jobs, and services and make efficient use of available land and infrastructure 


	· Prioritize higher density construction near employment centers, within walking distance of employment, schools and services, and near transit stops
· Prioritize mixed-use development that includes housing for low-income households
· Support density through UDO and other regulatory reform 

	Promote homeownership for low-income households
	· Prioritize permanent affordability of ownership housing 
· Prioritize ownership developments that assist households earning less than 60% of area median income
· Require and monitor affirmative marketing of homeownership programs to minority homebuyers 
· Support programs that prepare people for homeownership, including in-depth financial education and home maintenance 
· Encourage development of condominium and other dense ownership housing

	Incorporate sustainability into housing and community design
	· Prioritize energy-efficient and “green”  building techniques 
· Incorporate alternative energy production into new housing development
· Incorporate food production into affordable housing development

	Preserve existing housing and focus preservation efforts to make both rental and ownership housing affordable and preserve long-term affordability of  rental housing
	· Prioritize emergency repair programs for special needs households
· Support rehabilitation of existing affordable rental housing in exchange for long-term affordable rent commitments for low-income households
· Use deed restrictions along with financial assistance, to provide for extended rent restrictions; right of first refusal on resale; and/or shared equity appreciation on resale
· Prioritize efforts to increase affordability and sustainability in mobile home parks






Affordable Housing Priorities and Strategies for Brevard and Madison County

	Priorities (in ranked order)
	Program Guidelines

	Provide affordable rental housing for households earning 60% of median income or less
	· Prioritize developments that respond to need for one bedroom units, and units for low-income single-wage earner households with children. 
· Maximize use of federal Low Income Housing Tax Credit and other subsidy programs for rental development
· Prioritize developments that provide rental housing for very low income people in mixed-income developments
· Control occupancy costs through energy efficiency and alternative energy production
· Maximize HOME funding to support the most number of new units possible 


	Increase local capacity to produce affordable housing
	· Support the development of a single house for resale
· Provide technical assistance as necessary during development process
· Support financing models that encourage increased local independence and sustainability
· Provide affordable housing incentives and other means to increase development

	Preserve existing housing and focus preservation efforts to make both rental and ownership housing affordable and preserve long-term affordability of  rental housing
	· Prioritize emergency repair programs for special needs households (not currently a HOME-eligible activity)
· Support rehabilitation of existing affordable rental housing in exchange for long-term affordable rent commitments for low-income households
· Use deed restrictions along with financial assistance, to provide for extended rent restrictions; right of first refusal on resale; and/or shared equity appreciation on resale
· Prioritize efforts to increase affordability and sustainability in mobile home parks


	Promote homeownership for low-income households
	· Prioritize permanent affordability of ownership housing 
· Prioritize ownership developments that assist households earning less than 60% of area median income
· Require and monitor affirmative marketing of homeownership programs to minority homebuyers 
· Support programs that prepare people for homeownership, including in-depth financial education and home maintenance 
· Support the development of mobile-home replacement units, whether with new manufactured housing or smaller, locally built homes
· Support partnerships that involve the schools and volunteers to lower costs of production


	Provide affordable and accessible housing to persons with special needs including the homeless, persons with criminal records, the frail elderly, persons with mental illness and people with disabilities (including intellectual and developmental disabilities), and victims of domestic violence. and help people succeed through support services coordinated with housing development
	· Provide Tenant-Based Rental Assistance (TBRA) to assist in permanently housing households who are homeless
· Prioritize developments that include permanent housing for homeless persons- Use best practices in homelessness prevention and rapid rehousing
· Prioritize locationally efficient sites 
· Prioritize supportive services for persons having high acuity for homelessness
· Prioritize developments that provide interior and exterior accessibility for disabled occupants and “visitability” for guests  
· Provide housing for persons with a wide-range of disabilities, and track how persons with disabilities are served in publically-supported housing
· Remove barriers to accessing housing, including credit requirements and prior criminal record; find alternate methods of assessing tenancy risk
· Provide adequate housing options for victims of domestic violence
· Affirmatively further fair housing

	Coordinate housing development with transportation, jobs, and services and make efficient use of available land and infrastructure 

	· Prioritize production of affordable housing near employment, schools and services
· Prioritize mixed-use development that includes housing for low-income household


	Incorporate sustainability into housing and community design
	· Prioritize energy-efficient and “green”  building techniques 
· Incorporate alternative energy production into new housing development
· Incorporate food production into affordable housing development






Affordable Housing Priorities and Strategies for Brevard and Transylvania County

	Priorities (in ranked order)
	Program Guidelines

	Coordinate housing development with transportation, jobs, and services and make efficient use of available land and infrastructure 

	· Prioritize production of affordable housing near employment centers, within walking distance of employment, schools and services, and no more than a three miles drive to job centers, schools and services
· Prioritize mixed-use development that includes housing for low-income household
· Prioritize in-fill affordable housing development

	Provide affordable rental housing for households earning 60% of median income or less
	· Prioritize developments that respond to need for one bedroom units, and units for low-income single-wage earner households with children. 
· Maximize use of federal Low Income Housing Tax Credit and other subsidy programs for rental development
· Prioritize developments that provide rental housing for very low income people in mixed-income developments
· Control occupancy costs through energy efficiency and alternative energy production
· Maximize HOME funding to support the most number of new units possible 
· Support accessory apartment development

	Provide affordable and accessible housing to persons with special needs including the homeless, persons with criminal records, the frail elderly, persons with mental illness and people with disabilities (including intellectual and developmental disabilities), and victims of domestic violence. and help people succeed through support services coordinated with housing development
	· Provide Tenant-Based Rental Assistance (TBRA) to assist in permanently housing households who are homeless
· Prioritize developments that include permanent housing for homeless persons- Use best practices in homelessness prevention and rapid rehousing
· Prioritize locationally efficient sites 
· Prioritize supportive services for persons having high acuity for homelessness
· Prioritize developments that provide interior and exterior accessibility for disabled occupants and “visitability” for guests  
· Provide housing for persons with a wide-range of disabilities, and track how persons with disabilities are served in publically-supported housing
· Remove barriers to accessing housing, including credit requirements and prior criminal record; find alternate methods of assessing tenancy risk
· Provide adequate housing options for victims of domestic violence
· Affirmatively further fair housing

	Preserve existing housing and focus preservation efforts to make both rental and ownership housing affordable and preserve long-term affordability of  rental housing
	· Prioritize emergency repair programs for special needs households (not currently a HOME-eligible activity)
· Support rehabilitation of existing affordable rental housing in exchange for long-term affordable rent commitments for low-income households
· Use deed restrictions along with financial assistance, to provide for extended rent restrictions; right of first refusal on resale; and/or shared equity appreciation on resale
· Prioritize efforts to increase affordability and sustainability in mobile home parks


	Promote homeownership for low-income households
	· Prioritize permanent affordability of ownership housing 
· Prioritize ownership developments that assist households earning less than 60% of area median income
· Require and monitor affirmative marketing of homeownership programs to minority homebuyers 
· Support programs that prepare people for homeownership, including in-depth financial education and home maintenance 
· Encourage development of condominium and other dense ownership housing close to jobs, schools and services
· Support in-fill development
· Support cost-effective starter home development, including building smaller houses


	Incorporate sustainability into housing and community design
	· Prioritize energy-efficient and “green”  building techniques 
· Incorporate alternative energy production into new housing development
· Incorporate food production into affordable housing development






PERFORMANCE TARGETS

Affordable Housing Production Goals

Focused market research and input from the public continues to confirm that affordable housing is the most important community development need in our area, and this is the primary focus of the Consolidated Strategic Plan. Informed by the trends in local housing needs and guided by the adopted priorities, the Asheville Regional Housing Consortium has established performance goals for the four-county region in the table below. 

The Consortium will endeavor to meet these targets for affordable housing production assisted with HOME or CDBG Entitlement funds in the period 2015-2019. In setting these targets we have assumed that federal and state assistance will remain at approximately the level of FY 2015, after allowing for inflation.  The production categories are intended to be mutually exclusive: for example, a family buying a newly-constructed assisted unit may also receive downpayment assistance, but will not be counted twice.

The unit production totals are higher (17%) than those set forth in the 2010-2015 Consolidated Plan, and the goal for the distribution of new units has shifted to meeting the needs of the area’s lowest income renter households. 

	2015-2019 Affordable Housing Targets

	 Production Type/Performance measures
	Annual Targets
	5 year Targets 

	New construction (or rehab) for homeownership 
	28
	140

	Rehabilitation or repair of owner-occupied units
	5
	25

	New construction for rental*
	100
	500

	Rehabilitation/Repair of rental units 
	5
	25

	Homeownership Assistance (Down payment assistance)
	10
	50

	Rent or Relocation Assistance 
	86
	430

	Total units 
	234
	1,170





Non-Housing priorities and strategies

The City of Asheville, as a Community Development Block Grant recipient, also establishes priorities for non-housing eligible activities, including those in economic development, public facilities and public services. 

Priorities and Strategies for Asheville: Economic Development

Key Principles: 
1. The primary measurement of economic development is jobs created for persons who are low-income.
2. CDBG funds should primarily support job and business creation for those who have been disenfranchised from the local economy.
3. Job training programs need to be accountable for helping clients find and keep jobs.

	Priorities (ranked)
	Program Guidelines

	Create sustainable jobs for low-income persons 
	· Prioritize economic development activities that make a firm commitment to job creation for low-income persons
· Prioritize job creation in sectors that are projected to grow in Asheville
· Prioritize job creation in work sectors that show opportunity for advancement
· Prioritize jobs created in work sectors that pay living wages
· Enforce “Section 3” performance on all funded construction projects
· Prioritize hiring of Section 3 businesses 


	Provide job training and placement for persons who have been disenfranchised from economic opportunity (including persons with disabilities) and that will lead to job placement
	· Prioritize work readiness and job skills training that have as  deliverable job placement and job support for dislocated workers, youth, ex-offenders and persons with disabilities
· Prioritize programs that recruit training participants from low-wealth neighborhoods


	
	· Target training programs to growth-oriented, sustainable businesses
· Support businesses that will train and provide tiered work opportunities for inexperienced, disabled and other disenfranchised workers
· Support policies that increase local worker participation in publically-funded contract activity

	Support start-up and growth of small and micro-businesses, especially among minority populations
	· Prioritize programs offering access to capital for small businesses, targeting lower-income entrepreneurs, especially those from low-wealth and historically disenfranchised backgrounds
· Support entrepreneurship training and technical assistance for low-income and low-wealth persons
· Focus on strategies that not only develop new businesses but that sustain them
· Support policies and practices that will increase hiring of minority and disadvantaged businesses. Support both letter and spirit of the law regarding MWBE and DBE businesses in publicly funded projects


	Support services necessary for employment
	· Support child care services available to low-wage workers
· Support improved transportation services

	Improve food security and healthy food availability in food deserts
	· Prioritize development that increases access to affordable, healthy food in underserved areas of the City.
· Support food security initiatives, including those that address food supply and other food chain inadequacies. 

	Support productive collaborations and seek to reduce duplication of services
	· Prioritize collaborative approaches to capital availability and training services
·  Require that projects provide evidence-based approaches




Priorities and Strategies for Asheville: Public Facilities

Key Principles: 
1. CDBG funds should primarily support Public Facilities that provide tangible benefits to low-income persons in support of economic development, affordable housing and public services. 
2. CDBG funds should not duplicate existing facilities..


	Priorities (ranked )
	Program Guidelines

	Support development of and improvement of community centers that provide job and business training and education and other community services
	· Prioritize facilities that directly connect low-income persons to jobs, job and entrepreneurial training, and supportive services for those purposes
· Maintain and improve existing community centers
· Construct facilities for low maintenance, sustainable operation and energy efficiency

	Develop infrastructure that will strengthen existing neighborhoods, and make them sustainable, by connecting to jobs, education and services
	· Provide improved streets, sidewalks, greenways, pedestrian and bicycle paths for neighborhood connection and access to public transportation, schools, services, shopping, etc.
· Support public facilities that enhance access to healthy, affordable food

	Develop multi-modal transportation facilities and services that reduce reliance on private vehicular transportation
	· Connect the riverfront, downtown, neighborhoods and employment with greenways and walking/bicycling paths
· Increase the viability of public transportation systems
· Carefully consider the needs for new parking in all supported development





Priorities and Strategies for Asheville: Public Services

Key Principles: 
1. CDBG funds should primarily support Public Services that provide tangible benefits to low-income persons in support of economic development, affordable housing and public services. 
2. CDBG funds should not duplicate existing public services.
3. Public Services should support best practices in all area, and should be evidence-based. 

	Public Service Priorities
(ranked )
	Strategies
(unranked)

	Provide needed services that directly support affordable housing and increased employment opportunities 
	· Provide transportation, child care, and other core services to support low-income persons access to  job training and job accessibility
· Provide services that increase access to affordable housing, such as credit repair. 
· Provide support services and housing options for victims of domestic violence


	End homelessness

	· Prioritize support services that help formerly homeless persons maintain permanent housing. 
· Provide employment/employment supports accessible to people experiencing homelessness. 
· Assist persons experiencing homelessness or at risk of homelessness in obtaining eligibility for benefits (such as disability, social security, veterans, etc.)
· Provide legal assistance to people likely to become or remain homeless because of limited housing options and document the effectiveness of this intervention.


	Support the provision of  housing for persons with disabilities including mental illness and intellectual and developmental disability
	· Provide support services that enable persons with mental illness and intellectual disability to sustain permanent housing and live with as much independence as possible
· Assist persons obtain eligibility for benefits (such as disability, social security, veterans, etc.)


	Support youth mentoring, after school education and other youth services as part of neighborhood revitalization 
	· Provide life skills training and coaching for low-income persons (adults and youth) to gain skills to obtain financial, home, interpersonal, and job stability
· Support the use of community centers as sites for youth services, especially for after-school education and enrichment 
· Develop evaluation tools that will help community programs increase the effectiveness of their work











