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Housing Challenge Across Greenville County
The City of Greenville today bears little resemblance to the city it was in the early 1970s. During
the last 40 years, downtown has become an economic engine in its own right, repositioning the
new Greenville as one of the great small cities in America and placing it in the rarified company
of Santa Cruz (CA), Duluth (MN), Asheville (NC), and Bend (OR). This, for good reason, as it
has successfully transitioned from textiles and agriculture to high tech/manufacturing, medicine,
engineering, technology, and education, and invested in its workforce, the natural environment,
and amenities. Moreover, it has done so in ways where demand to live in the city has grown
and, with that growth, prices - and confidence in the future - have risen as well.
The success in transforming Greenville into a genuine treasure has meant evermore city
capacity to do evermore investing. Because more (smart) investing (in parks, infrastructure,
workforce development, beautification) has meant more demand, and more demand has
resulted in a larger tax base, Greenville increasingly has more self-reinvestment capacity. This
is exactly the flywheel effect a city wants, one that 75% of America’s cities do not and will not
ever have, and one that - provided good decisions continue to be made by the city and the
county - is going to result in long term vibrancy for Greenville.
In no way, however, is this feedback loop an unalloyed good. Vibrancy is an amalgam of several
compounds. One among the good is that vibrancy means property values grow, a gain that
benefits most homeowners in the form of rising home equity and the capacity to transform that
equity into household wealth. Another is rising ad valorem, and a public purse big enough to
invest in the nice things that will attract even more people, such as the Greenville Drive, the
Swamp Rabbit Trail, the Peace Center for the Performing Arts, and Falls Park on the Reedy.
Of course, the labor required in any economic system is not uniformly prized, and therefore not
uniformly compensated, and generally not indexed to rising property values. Consequently,
workers with incomes failing to keep pace face housing cost burdens.
So long as the incomes of some cannot keep up, burdensome housing costs are a reality, and
for some an extreme hardship. For Greenville, this means any household with a total annual
income of less than about $35,000 - which means the capacity to afford a monthly rent or
housing cost not more than $1,000 - will struggle. For the households in Greenville living on
less, those in the bottom two income quintiles (City Q5 range = $0-$15,660; Q4 range =
$15,661-$32,053)(County (including city) Q5 = $0-$20,597; Q4=20,598-$39,317), housing costs
are a more acute problem.1 Indeed, rents and mortgage payments and property taxes generally
CfED/Prosperity Scorecard 2017 (Census/ACS + SIPP) et al. http://scorecard.prosperitynow.org/
methodology
1
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exceed the capacity of some 40% of the city and county’s residents’ ability to affordably pay
them.
As jobs are created, the population grows and reinvesting continues. Land becomes more
valuable and the potential revenue per square foot grows. The Massachusetts Institute of
Technology (MIT) has calculated that for a single parent with one child in Greenville County, a
living wage in 2017 is $20.86/hr, the amount needed to rent housing at $729/mo, afford
transportation, child care, food, medical, and pay taxes. Yet Greenville County has an economy
built around workers earning less than $10/hr. 2

Source: czb; County Business Patterns (Census)

Anyone at minimum wage will struggle to afford decent housing in Greenville unless they share
housing expenses with other workers. Indeed, anyone at minimum wage in virtually any market
in the United States will struggle. Any senior homeowner on a fixed low income will struggle to
keep pace with rising property taxes and home maintenance expenses, and any senior renter in
an apartment in a part of the county becoming more valuable will be vulnerable to rising rents.

Households Spending More than 30% of Income on Housing - 2015
Income Range
Less than $20,000
$20,000 - $34,999

County

City Only

Renters

89%

84%

Owners

63%

74%

Renters

63%

70%

Owners

40%

42%

Tenure

Source: 2011-2015 American Community Survey

In sum, these market realities are best, and most easily described - and understood - as
“housing cost burdens” experienced by low and moderate income households, most especially

2

MIT Living Wage Calculator (http://livingwage.mit.edu/resources/Living-Wage-User-Guide-and-

Technical-Notes-2016.pdf)
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those whose incomes are not just low, but low and not growing and not likely to keep up with
rising property values.

- These hardships are experienced as cost burdens from high rents that squeeze (often
severely) a low income household’s ability to pay for other items, most especially affecting
low wage workers in jobs such as hotel/janitorial, restaurant, cashier/service who will struggle
balance housing costs against medical expenses, food, clothing, heat, and other essentials.

- They are experienced by homeowners in the form of rising assessments and tax bills that
make living on a fixed income especially hard.

- And sometimes they are experienced as eviction notices when property owners determine
the land, the building(s), or both, have a future value higher if redeveloped, an outcome that
can affect anyone with low incomes.
In all of these cases - inadequate income to start, or inadequate gains in income alongside
faster-rising housing costs - low and moderate income households struggle in markets that are
gaining in strength. This is the case in Greenville today, where the bottom line is that the
regional market is out of balance.
Summary findings and analysis of these issues was adopted by the Greenville City Council in
January, 2017.3

3

http://www.greenvillesc.gov/DocumentCenter/View/9304
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Existing Response
In response to existing, new, and growing gaps between the house purchasing/renting power of
low and moderate income households and the rising housing costs they face in Greenville,
numerous excellent efforts - public, private, and nonprofit - have been deployed and been
underway for some time.
Using federal outlays and state resources, the Greenville Housing Authority focuses on the
most severely challenged, typically households in the bottom 5th income quintile (below
$15,660). The housing authority’s work has been crucial in helping to meet some of the needs
of some of the county’s poorest households; today GHA is an indispensable tool. Nonprofits
such as Habitat for Humanity focus on producing decent housing for the poor, and have
developed an especially capable hand on the home ownership front, along the way mobilizing
volunteers and corporate sponsorship and good will. United Way bridges many of the cost
gaps low income families face by supporting numerous organizations - from churches to
nonprofit development organizations - that make important contributions to addressing the
housing and other challenges in the county. Homes of Hope is an exemplary developer of
lower cost homes of the highest quality; value is added to the neighborhoods where they
develop, while affordable rental and home ownership housing is created for households
otherwise priced out of the market. Initially established as a Trust Fund itself, Community
Works has evolved into a community development umbrella entity with CDFI accreditation
operating across 15 counties, credit union capacity to the side, and a wholly owned trust fund
subsidiary underneath. The City of Greenville has focused its efforts on neighborhood
revitalization, creatively acquiring land when possible, efficiently maximizing CDBG, HOME,
NSP, NIP and other funds, been at the forefront of mobilizing community developers in
Greenville to close cost gaps faced by low income households, providing critical gap financing
to nonprofits, and offering owner occupied rehab programs. Numerous churches and private
philanthropic organizations have invested significantly in a range of housing and broader
community development initiatives. Local employers such as Bon Secours St. Francis Health
System have assumed a leading role in raising awareness of the intersection of income and
health. (Additional detail about the role of local organizations can be found in Attachment A)
These responses, significant though they are - even when supplemented further by federal and
state grants and tax credits, local government dollars to date, and contributions from
corporations - amount to just a fraction of what is needed to make a genuine dent in the problem
of affordable housing in Greenville County.
So significant is the volume of “catch up” work needed, and so wide is the growing gap between
the purchasing power of low and moderate income households and the cost of housing in a
county increasingly able to attract and retain double income professional households, that
production volume needs to be considerably larger. Furthermore, to make appreciable gains,
not only must more resources be available, but the system itself must be properly scaled to
efficiently use those resources as they become available.
What this boils down to is that there are really three interrelated problems that merit attention in
and across Greenville County.

- First, a significant increase in the amount of resources for affordable housing is
needed to make real gains against affordable housing needs; not an incrementally larger pool
of funds than now exists, but a pool greater by several orders of magnitude.
_________________________________________________________________________________________________________
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- While economy of scale, prudent land acquisition, and other cost cutting measures may
reduce development costs, conditions suggest it will be very difficult to develop a unit of
good quality if modest housing in the city for less than $162,500 in present dollars, and
$137,500 in the county (outside the city) - on average.
- Even if these estimates fall or grow by 20% ($32,500, and $27,500), the volume of catch
up work and annual estimated keep up work still results in a significant amount of work to
be done and thus a need for very significant resources. Each year’s failure in the city, for
example, to keep up through the addition of a net +95 affordable rental units for
households earning below $20,000 per year adds to the existing already sizable deficit. 4
City of Greenville

Total Catch Up Deficit for HHs < $20,000/yr
Annual Needed to Catch Up in 20 years

Annual Needed to Keep Up Next 20 Years
ANNUAL PRODUCTION GOALS

County (excl of City)

Renter

Owner

Renter

Owner

2,500

930

9,980

1,120

125

47

499

56

95

32

248

61

220

79

747

117

Estimate only for the purpose of determining an order of magnitude of work ahead; incorporates data from the SC
Revenue and Fiscal Affairs Office and the US Census ACS 2015. czb calculated catch and keep up estimates by comparing the
number of units in the given geographies at various price points to the number of households at various levels of annual income.
Affordable rent was determined to be not more than 1/36 of annual HH income, and affordable homeownership was determined
to be more more than 3.25x annual HH income. Incorporating a estimate of jobs/HH and population projections by the state of
South Carolina along with job growth projections by the Greenville Area Development Corporation, the Brookings Institution, the
Upstate Alliance, Colliers, and the Bureau of Economic Analysis, czb used a straight line projection to estimate the amount of
new works to be added to the regional economy and the number of those workers likely to like in Greenville County at various
income levels.

- Second, there is little capacity today to actually put to immediate use such resources even if
they were to materialize instantly; such a capacity needs to be built while resources are being
put to good use. So, both the volume of resources and the capacity (size and
capabilities) of the current “housing system” in Greenville, and especially in the
county outside the city, need an overhaul. In other words, it is not just more dollars that
are needed - whether as equity, debt, or land - but the organizational capacity to optimize
those resources.

4 -

- http://scmarketing.colliers.com/acton/attachment/11475/f-0013/1/-/-/-/-/Greenville%20Market%20Overview.pdf
- https://www.brookings.edu/wp-content/uploads/2016/07/Greenville-8.pdf
- http://www.upstatescalliance.com/Data-Resources/Information.aspx
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- Third, while all households with annual incomes below $55,000 will have some affordable
housing challenges in Greenville County - and most especially in the City of Greenville where
housing is more expensive and developable land is scarcer - the underlying problem for those
earning less than $20,000 is low wages. And for those in the bottom quintile (< $15,660/yr),
the central challenge is less to do with low wages and more to do with not being a part of the
mainstream economy in any meaningful way. It is recommended that housing assistance to
these households be tied to interventions on the anti-poverty front for a change in long term
circumstances to result; housing is but one component to such a response.
CITY OF GREENVILLE
Income (L-H)

Max Rent (L-H)

Q1

98,670

Q2

54,796

98,669

1,522

Q3

32,054

54,795

890

Q4

15,661

32,053

435

Q5

Problem to Solve

Doing well anywhere in the US

2,741

15,660

Who

2,741 Upwardly mobile

Affordable Ownership

1,522 1st responders, teachers, mobile

Affordable Rent/Ownership

890 Working poor

Affordable Rent

435 Poor and elderly

Poverty/Affordable Rent

GREENVILLE COUNTY (inclusive of City)
Income (L-H)
Q1

101,261

Max Rent (L-H)
2,813

Who

Problem to Solve

Doing well anywhere in the US

Q2

63,001 101,260

1,750

2,813 Upwardly mobile

Affordable Ownership

Q3

39,318

63,000

1,092

1,750 1st responders, teachers, mobile

Affordable Rent/Ownership

Q4

20,598

39,317

572

1,092 Working poor

Affordable Rent

Q5

20,597

572 Poor and elderly

Poverty/Affordable Rent
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It is recommended that the housing ladder in the combined submarkets of the city and
throughout the county be understood as having five bands of households defined by annual
incomes as follows, and that each band be understood to have a cohort of households currently
served (demand) in the following way.
MERGED CITY AND COUNTY QUINTILES
Income (L-H)
Q1

100,001

Q2

55,001

Q3

35,001

Q4

15,001

Q5

Who

Supplier

Doing well anywhere in the US
100,000 Upwardly mobile

Private Market
Affordable Ownership

Private Market

55,000 1st responders, teachers, mobile

Affordable Rent/Ownership

Private Market

35,000 Working poor

Affordable Rent

Local nonprofits

15,000 Poor and elderly

Poverty/Affordable Rent

GHA

In general, czb concluded that for the 1st and 2nd quintiles in the merged city and county
markets - those comprised of households with annual incomes above $55,000 - the private
market is doing an excellent job providing high quality rental and homeownership opportunities
across virtually all of the county’s submarkets. But for households with incomes under $55,000,
substantial though the efforts have been (by the city, the housing authority, local foundations,
and a range of high performing nonprofit development organizations), such significant catch up
and keep work looms that the system needs to be substantially upgraded.
The Greenville City Council’s 2017 decision to invest in a new housing trust fund is a powerful
step in this direction, but one that needs to be defined.
czb has determined that current capacity to deliver housing options for households in the 3rd
and 4th quintiles is where there is weakness and urgency. For households earning more than
$55,000/year, the private market has sufficient incentive to meet those demands. For
households with less than $15,000/year, the Greenville Housing Authority is very capably
meeting those needs with the resources it has, but more are needed. The combination of
additional resources to housing authority projects plus reduced down ladder pressures will be
very beneficial.
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Decision to Amplify Capacity With a New Trust Fund
In 2017 the Greenville City Council adopted the 2016 Balancing Prosperity report prepared by
czb. The City allocated $2M towards a new housing trust fund to be created in 2017, a
commitment strengthened by a $1M proposed contribution from the local philanthropic
community.
A working group comprised of city and county representatives was impaneled to determine the
best way to structure, launch, and then operate a housing trust fund. Six groups of questions
have received attention by consultants and the Working Group.
1. Key Ingredients for Trust Fund Success (Pre-Conditions for Success)
What is the core expertise needed? How independent must the Fund be? What kind of an
entity should the trust be in terms of temperament and mission?
2. Broader System Role
Should the Fund strictly focus on production, or also weigh in on other housing and
community development matters?
3. Preservation and Production Work (Lines of Business)
Should the Trust directly develop affordable housing, or indirectly through other
organizations and partners? Should its focus be on the equity or debt side of the equation,
or both? Should the Trust buy and hold and sell land?
4. Geography
On a location specific basis, where should the Trust Fund start working right now? Which
locations are optimal for affordable housing development?
5. Target Market
Where should the Fund focus scarce dollars? The poorest households out of the labor
market altogether? Low income working poor families? Others?
6. Organizational Design and Funding
Should the Fund be a profit or nonprofit organization? Should it have a lender orientation, or
function more like a developer? How should it be funded and at what level?

_________________________________________________________________________________________________________
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Recommendations: Key Ingredients for Trust Fund Success
What is the core expertise needed? How independent must the Fund be? What kind of an
entity should the trust be in terms of temperament and mission?
Closing the cost gap is best done through the use of funds that get repaid. Having a lender
approach and underwriting expertise is one of two essential criteria the new Fund must
possess. Closing cost gaps independent of any consideration besides project performance is
the other, so absolute autonomy is key. For projects that cannot get repaid, a decision will have
to be made by public authorities (city/county) whether and how to close those gaps. To
reiterate: every risk going forward will be minimized and every chance for optimal performance
will be enhanced by fidelity to these two attributes: the capacity to underwrite a project (lend or
invest in a project that, with investments from the Trust (land, below market rate debt, patient
equity, et/c) will perform), and autonomy to make decisions strictly on these grounds.

- Recommendation
- Whether a new organization - profit or nonprofit - or a modified existing entity, the criteria
must be that the Fund possess the capacity to underwrite a project in the context of
market conditions and do so with complete autonomy.
- The new Trust Fund is not being established to replace any existing entity but to become a
new driver of production and preservation. At the outset it needs to be nimble and marketdriven. It is expected the new Trust will function in the early years more narrowly than after
its capacity grows.
——————————————————————————————————————————
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Recommendations: Broader System Role
Should the Fund strictly focus on production, or also weigh in on other housing and community
development matters?
The housing system across the Greenville region is vast and complex.
Building a full housing ladder while addressing issues of affordability, economic opportunity,
growth management, and quality of life within the system requires a wide variety of efforts by
individuals, the private sector, various layers of government, and non-profit organizations. This
being the case, it must be understood that the Housing Trust Fund can only play a small role in
housing unit production, so it needs to be very strategic. The housing “system” in the region
needs a convener, a coordinator, and a strong voice for the full range of issues that intersect
with housing affordability, and the Fund can also assume this leadership role by becoming the
“go to" organization on housing and related policy matters.
The City of Greenville has done an especially admirable job filling the void between what the
Housing Authority is chartered to do and what the private sector can profitably touch. In this
space, a number of excellent organizations have developed a significant and notable track
record. CommunityWorks, Homes of Hope, and Habitat for Humanity - with the help of the
United Way, the Community Foundation, the City’s Division of Community Development, the
County’s Redevelopment Authority, and numerous creative private foundations have
endeavored to address the affordable housing challenges faced by many across the county. Yet
the challenge has continued to grow as both the local economy continues to transform from
middle-income oriented textiles to low and high income service and professional, and pricing
tends to disproportionately reward double income households.
Besides the affordable units themselves, what is missing is a well-oiled financing system
operating at a scale capable of generating 250-350 affordable housing units a year across the
county. For such a system to work, it needs scarce capital to be constantly replenished. It
needs half a dozen high performing developers each capable of putting 40-60 units a year into
service at a minimum. It needs not only the capital, but users with quality balance sheets and
expert staff capable of securing land, obtaining financing, putting projects in the ground, and
turning them over to owners capable of operating them at a high level of quality property and
asset management. The trust can advocate for capacity expanding measures.
Income Quintile

Transaction Role - Production

System Role - Leadership

Q1
Q2

X

Q3

X

X

Q4

X

X

Q5

X
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Such a system also requires an informed voice on policy matters. For example, changes to
numerous business and jobs policies across South Carolina would positively impact the poorest
households in Greenville County, such as minimum wage legislation, micro business supports,
paid leave, and unemployment entrepreneur support. The same goes with financial assets and
income where changing the TANF asset test, making state tax rates progressive, or making the
child care tax credit refundable could help low income households. In South Carolina there are
no protections from discrimination towards low income households attempting to using Housing
Choice vouchers, nor has land banking legislation passed to help accelerate the disposition of
blighted property, nor are there preventative measures protecting low income renters from
foreclosure against owners. Of the 53 policies identified by the Corporation for Enterprise
Development useful in helping low income households enter the economic mainstream, only 16
exist in South Carolina. Without leadership on these and related fronts, it is hard to imagine
scaling up current delivery capacity to where it needs to be in Greenville.
Indeed, in South Carolina in 2017 the “liquid asset poverty rate” - the percentage of households
without sufficient liquid assets to subsist at the poverty level for three months in the absence of
income - is 43.8%, 6th from the bottom in the US. Should the Trust Fund be a champion for
policies - local and areawide - that would improve the housing and economic circumstances of
low and moderate income households?

- Recommendation
- The new Trust should be designed to become a leading voice in the region for policies and
partnerships likely to result in a more equitable pattern of development across the county in
the coming decades.
——————————————————————————————————————————
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Recommendations: Preservation and Production Work
Should the Trust directly develop affordable housing, or indirectly through other organizations
and partners? Should its focus be on the equity or debt side of the equation, or both? Should
the Trust buy and hold and sell land?

- Recommendation
- It would be unwise to foreclose on any line of business, given the degree to which
changing development conditions, changing regional economics, and other factors cannot
be known. At the same time, high performing nonprofit organizations seeking a balance of
entrepreneurial capacity and public service focus their staff and board capacities with a
high degree of discipline. The new Trust should be operated simply and elegantly as
follows:

- It should develop a deep reservoir of underwriting capacity deployed to review project
applications from developers of rental housing (for profit as well as nonprofit, public as
well as private) and allocate gap financing to developers either as equity or debt as best
suited to the project. In all cases, priority considerations should be first to ensure project
feasibility, quality of collateral, and capacity of the borrower to repay, and second to reuse the funds as quickly as possible.

- As a response to threats of displacement of vulnerable seniors, the new Trust should
develop a capacity to partner with elderly homeowners, assist with spec writing and
moderate rehabilitation, and underwrite reverse mortgages for seniors at risk of
displacement in exchange for eventual ownership and placement of the property into a
Land Trust situation.

- It should develop the capacity to participate as an equity investor not only in rental
projects, but also as a part owner of affordable homeownership opportunities, especially
in the county where entering the market as a buyer is more affordable and where Fund
equity can be put to mutually advantageous use helping low and moderate income
families get started on their first home.

- It should buy land when sites conducive to locating units near jobs and transportation
become available, holding it until appropriate to sell/transfer to developers, or dispose of
in service to creating additional Fund resources, unless it is determined this activity is
better suited to a land bank.

——————————————————————————————————————————
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Recommendations: Geography
On a location specific basis, where should the Trust Fund start working right now? Which
locations are optimal for affordable housing development?
Within the City of Greenville, the Trust might focus on the Neighborhood Revitalization Overlays
(NRO) first. Initial efforts could focus on infill housing (single-family) opportunities in Greater
Sullivan, just outside Nicholtown, West Greenville, or along Green Avenue. Specific
development sites suited for future multi-family housing projects could be the former Green
Plaza site at Mulberry Street, Joshua’s Way on Jenkins Street, the Preserve at Logan Park,
Stratham Place, or Washington West. With an intent to marry anti-poverty work and capitalize
on nearby investments, attention could be given to areas just outside Nicholtown, a
neighborhood that saw its poverty rate increase between 2000 and 2015. Nicholtown is a
designated Neighborhood Revitalization Overlay and has a Neighborhood Plan that was
prepared in 2004. Additionally the Haywood Mall - GHS’s Patewood Medical Campus Sportsclub Greenville Area also saw poverty increase from 2000 - 2015 and is the only
neighborhood on the east side to suffer this setback. While this area is not designated as a
Neighborhood Revitalization Overlay, there may be some compelling reasons to begin
addressing anti-poverty work in this area before it becomes more acute. In any case, maximum
progress on the twin goals outlined by czb in 2016 - catching up on the affordable housing
deficit in the City in ways that locate affordable units near jobs and deconcentrating low income
households - will not be made without significant changes to the city’s Comprehensive Plan and,
thereafter, to its development/zoning code.

Numerous opportunities exist outside the city in the county, and can be explored further this fall,
especially west of Donaldson Center Airport, west of Simpsonville’s commercial district, and
south of I-85 between Greenville City and the GSP Airport. Just as the geography of
development opportunities and challenges in the city will not be optimized until the city’s
Comprehensive Plan and zoning code are updated to explicitly and statutorily address housing
_________________________________________________________________________________________________________
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affordability, real gains in the county won’t occur until County policies explicitly address the
linkages between land consumptive, low density sprawling development patterns and
affordability impacts.

- Recommendation
- The new Trust should be chartered to work across and throughout all of the County.
Priority funding should go to projects near jobs and on high future value land. Little to no
Trust monies should be spent on projects where poverty is concentrated unless for rental
rehabilitation and unless the project in question is at or above market conditions when the
surrounding fabric is weak. All projects should be able to revert to market conditions any
time. These considerations impact geographic consideration.
- Initial efforts should connect City funding to projects in the City, and County funding to
projects outside the City but in the County, until a negotiated approach by all investors is
completed.
——————————————————————————————————————————
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Recommendations: Target Market
To which households should the Fund focus scarce dollars? The poorest households out of the
labor market altogether? Low income working poor families? Others?
The Working Group spent most of its energy during work sessions held in 2017 trying to
determine where to focus scarce resources. The crux of the challenge is to stretch monies and
meet as much existing (and future anticipated) need as funds allow.
At heart is the bottom line gap between what the least expensive unit costs to develop and what
a very low income household can pay. czb examined construction and development costs in
the city and across the county evaluating the expense of everything between a 400 SF studio
efficiency to a 2,100 SF 4BR 2.5BA single family detached home. It was determined that costs/
SF could not reliably be less than $125/SF in the city and $118/SF in the county outside the city,
exclusive of land. The least expensive estimated break even rent a responsible owner would
have to charge for a modest 800 SF 2 BR apartment would be roughly $1,200/month.

For a minimum wage worker at full time earning $7.25/hr, maximum affordable rent would be
$418/mo, an annual gap of $9,384. For a worker earning $11/hr, maximum affordable rent
would be $635/mo, generating an annual gap of $6,780. Indeed not until a household earns
$43,000 a year would they be able to afford the rent at the level an owner would have to charge
to break even, without any project subsidy. In short, the greater the number of severely cost
burdened households the new Trust aims to serve, the fewer households the dollars will reach,
even taking into consideration other monies such as tax credits that the new Trust could
leverage.
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While various ways of revolving the funds may be used, $1M in funds may be understood to
help 106 $7.25/hr workers for one year, or 147 $11/hr workers for one year if the money were
used as rental subsidy. Likewise, the capitalized value of the rental subsidy needed for the
$7.25/hr worker would be approximately $165,000, while for the $11/hr worker it would be about
$119,500, meaning the $1M could provide housing for about eight $11/hr workers or six $7.25/hr
workers. Another way to consider the dilemma is that the $3M in pledges thus far for the trust is
an amount sufficient to initially reach roughly 21 low wage working households in a county that
generates 36 new low wage jobs a month.
For Household Earning $11/hr

For Household Earning $7.25/hr

$635

$418

$1,200

$1,200

$565

$782

Households Helped with $1M in
Rental Assistance Annually

147

106

Capitalized Value of Subsidy to
Provide New Unit

$120,000

$165,000

Households Helped with $1M in
Construction Subsidy

8

6

Affordable Rent
Break Even Rent - New Unit
Monthly Rent Gap

Determining where to allocate scarce resources becomes a paramount task. And building an
organization capable of maximum leverage is another.

- Recommendation
- The new Trust should prioritize helping developers (via land, loans, or equity
investments) produce the following:
- Rental housing near job-rich areas in the County and along public transportation
routes for working households with annual earned income between $15,000 and
$35,000, or the amount between minimum wage ($7.25/hr) and the estimated
threshold for being able to buy a home in the county with assistance.5
- New homeownership opportunities for first time buyers with annual earned income
between $35,000 and $55,000, or the estimated range of incomes of entry level first
responders and teachers essential to the economy.
- The new Trust should prioritize helping low income elderly homeowners (via loans and
negotiating tax relief) avoid displacement from their homes.
——————————————————————————————————————————

5 Note: The initial report prepared by czb focused on the housing challenges at different cutoffs - $20,000, for example. The

Working Group has sought to ensure some Trust Fund attention in the coming years focuses on households earning between
$15,000 and $20,000.
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Recommendations: Organizational Design and Funding
Should the Fund be a profit or nonprofit organization? Should it have a lender orientation, or
function more like a developer? How should it be funded and at what level?
As of 2016 there were 770 affordable housing trust funds in the US comprised of 57 statewide
housing trust funds (with some states having more than one (Connecticut, Illinois,
Massachusetts, Nebraska, Nevada, Oregon, and Washington), and some having none
(Alabama, Wyoming, Idaho, Rhode Island)), and the balance in cities (566) or counties (56), or
regions. In general, housing trust funds are established by elected local government bodies
with the aim of establishing a pool of funds for the expressed purpose of helping to produce a
larger supply of affordable housing. Typically, but all not always, Trust Funds are resourced by
monies transferred automatically from identified sources to provide a continuous stream of
support without going through an annual appropriation process.
The sources of revenue that typically fund trusts vary, and range from dedicated line items in a
city’s general fund (Juneau, Los Angeles, Savannah, Louisville, Lexington, Minneapolis,
Knoxville, Nashville, Austin, Portland, Norfolk, Madison), to a range of impact fees and proffers
and linkages (Berkeley, San Diego, Boulder, Santa Fe, et.al.). What is important to know is that
the degree to which a Fund has entrepreneurial flexibility is directly proportional to contributor
constraints. For example, Seattle uses revenue from dedicated property taxes to fund its Levy
Program, a source that stipulates exactly how funds are to be used, with set percentages of
usage to be applied towards rental and set percentages towards home ownership. In other
cases, as when cities fund their trusts using federal housing dollars, the same rules applied to
federal dollars must also be applied to local spending (AMI restrictions, Davis-Bacon, etc). The
more flexible, the better.
Trust funds can be stand alone organizations (Burlington, VT; Cambridge, MA). They can exist
within city commissions or agencies (St. Louis, MO; Portland, OR; NYC). A trust fund can be as
entrepreneurial as its founders want. Technically they can be either for profit of any of a number
of designs (LLP, LLC, B or S Corp, et/c), or nonprofit 501-c (3) organizations. They can even be
501-c (6) membership organizations. They can be, in short, whatever the establishing
community wants them to be and is permitted by state and federal law to create and contribute
to.
The State of South Carolina’s Housing Trust Fund, for example, is administered by the state’s
Housing and Finance Development Authority, and is largely a pass through entity, providing
financial assistance for the development, rehabilitation, and acquisition of affordable housing for
low-income and very-low-income households, with an objective of achieving maximal leverage
of federal, state and other housing assistance programs. This is an example of a Trust on the
least entrepreneurial end of the spectrum, as it aims mainly if not solely to “stretch” the reach of
dollars already dedicated to affordable housing preservation and production. At the other end of
the spectrum, Trusts funded by bond programs, Transfers of Development Rights and In-Lieu
Fees, and development linkage (San Francisco, Minneapolis, Charlotte, Austin, Seattle) operate
at a much higher capacity and are more closely tied to their community’s development (zoning)
codes and land use plans and thus are more directly connected to market conditions and more
able to apply market-oriented solutions.
The Affordable Housing Trust (AHT) of Columbus, OH is an example of a high performing
organization, having had a direct role in funding more than 8,000 units of affordable housing in
_________________________________________________________________________________________________________
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just 15 years across two Ohio counties. In 2015 alone, AHT closed roughly $20M in loans in
support of more than 750 units of affordable housing, with another $5.5M committed. Overseen
by a board of directors comprised of pastors, advocates, and housing experts, AHT works
across two counties, in multiple cities, and lends to housing authorities, nonprofits, limited
partnerships, and other developers of affordable housing.
In sum, there isn’t an optimal design for a generic housing trust fund. There is, however a
design best suited to local market and political conditions. What works, in other words, for
Boulder may not be ideal 30 miles away in Denver; what will not work in Berkeley might work
perfectly well across the Bay in San Francisco. The Community Housing Trust in Santa Fe
relies on developer pay-ins negotiated through the approvals process (impact fees), but an hour
south, General Obligation Bonds support the Workforce Housing Trust in Albuquerque which is
administered by the city.

- Recommendation (Summary)
- The GHF Land Bank LLC, a wholly owned subsidiary of CommunityWorks should be
modified to become the Greenville Housing Trust Fund. Its by-laws should be changed in
late 2017 to operationalize the new Fund. An initial board of directors derived from the
Working Group and others should be appointed.

——————————————————————————————————————————
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Notes
The following questions were considered prior to recommending that the GHF Land Bank LLC,
a wholly owned subsidiary of CommunityWorks should be modified to become the Greenville
Housing Trust Fund.

- Should Trust Funds be administered by the City of Greenville, SC or Greenville County
- a public entity - or by a separate organization that is the designated recipient of the
funds?
- Recommendation
- The new Housing Trust Fund should be located outside of local government as a 501c-3 nonprofit organization or a subsidiary organization of a 501-c-3.

- If it is preferred by the City Council that the new Housing Trust be operated within the
City, then it is recommended that the city’s Community Development Division be the fund
administrator. The City of Greenville’s Community Development Division is as high
performing as any city its size in the US, and should the City Council choose to have the
new Fund administered in-house, funds would be very capably deployed provided
additional staff hires were made.

- What if the Greenville City Council and other funders to the new Trust prefer that funds
be administrated outside local government by a Limited Liability Corporation or
Limited Partnership or B or other corporation?
- Recommendation
- Steps should be taken immediately to establish such an entity, if this is Council/et.al.
decided path. However, this is would be a decision to be weighed carefully. While an
LLC or LP could flexibly enter into a range of working relationships with other
organizations and be a contractor to public agencies, it will invariably be limited in its
capacity as administrator to receive charitable contributions.

- If it is agreed that the new Housing Trust Fund should be administered outside of local
government and by a nonprofit organization, the question becomes whether a new
nonprofit should be created, or whether an existing organization can serve in the role
of Trust Fund administrator?
- Recommendation
- The Housing Trust Fund should be a re-purposed (new by-laws, new board, new staff)
GHF Land Bank LLC (GHF). At present it is a largely dormant, wholly-owned, real
estate-holding subsidiary of CommunityWorks, which is a nonprofit financial organization
and certified Community Development Financial Institution (CDFI) originally - and
somewhat ironically - created as a local housing trust fund. GHF can be easily made the
ideal Trust Fund administrator simply by modifying its by-laws, ensuring an arms-length
relationship with CommunityWorks complete with appropriate firewalls and spin-out
provisions. The new Trust should closely with the parent organization administratively to
obtain access (through consulting) with the parent organization’s underwriting expertise.

- However, if it is preferred by the City Council and its partners that the new Housing Trust
be outside local government and administered by a new nonprofit organization then it is
recommended that steps be immediately taken to charter a new organization and apply
to the IRS for for tax exempt status.
_________________________________________________________________________________________________________
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- If the Greenville City Council and its partners prefers funds be administered by an
existing nonprofit organization, but not a subsidiary of CommunityWorks as
recommended, what are the available alternatives?
- Recommendation
- There are several avenues open to the City. Trust funds could be administered by the
United Way or The Community Foundation of Greenville. They could alternatively be
administered by any of the many high quality nonprofit community developers in
Greenville, such as Habitat for Humanity or Homes of Hope. But none of these
organizations are perfectly suited as each is either a very mission-driven organization i.e. not a blank slate - or conceived less as a fund administrator than a grant maker or
development organization with its own scope.

- However, if it preferred by the City Council and its partners that the new Trust be outside
local government and administered by neither a new (to be created) organization or
CommunityWorks’ subsidiary holding company (GHF), then it is recommended that the
City enter into a fast-tracked negotiation with an existing community development
organization in the County of its choosing.

- If the Greenville City Council and its funding partners prefers trust funds be
administered by an new nonprofit organization, what are the pluses and minuses of
that preference?
- Recommendation
- Whether a new for profit entity (LLP, LLC, B or S Corp, et/c) or a new nonprofit, tax
exempt organization, the process of organizing, launching, and scaling is significant.
Consequently, for this to be an option, City Council and its partners would have to delay
expectations of impact by at least another year. This is not recommended.

- Wherever the new Trust Fund is ‘housed’, how should it be funded, at what level, and
what might be expected?
On a per capita basis, $75M over ten years is about 25-40% of the rate of investment made
into housing trust funds in Seattle, Austin, Columbus, Burlington, and other high performing
entities that Greenville should seek to emulate. If the new Fund is able to perform at a rate
commensurate with these references, it can be expected that between 2,600 and 2,900
units of affordable housing the next ten years should be preserved or produced, or roughly
275 units a year at full capacity, on average.6

- Recommendations
- Initial Start Up Funding
- In establishing and maintaining the Fund, four main contributors are envisioned. The
first is the City of Greenville. The second is local philanthropy, faith organizations, and
other mission driven partners. The third is local corporate sector. The fourth is
Greenville County. It is recommended that chartering investments be consider along
these or similar lines:

On average, high performing spending to production ratios mean a Trust Fund needs to put
about $25,000 into each unit, either as debt or equity or land, with varying repayment
schedules.
6
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- The City has invested $2M already. There is a proposed contribution of $1M from
Private philanthropy. Employers have yet to make a chartering contribution to the
Trust Fund, and it would be valuable if they were to do so. Greenville County has
not yet been asked to make a chartering investment in the new Trust, but significant
challenges exist across the county and the county has significant financial capacity.
- A sizable investment by the County of $3M is recommended, proportional to the
county’s population.

- On-Going Funding
- Following the establishment of the new Trust Fund, and in addition to chartering
contributions from the City of Greenville, local philanthropy, employers, and Greenville
County, the new Trust should automatically receive a continuous stream of resources
on an annual basis.

- It has not yet been determined how viable a development rights bank would be at this
time, nor an inclusionary zoning provision in the development code where developers
would pay a fee into the Fund in lieu of including some percentage of affordable units
in their projects. Evaluation of both is strongly encouraged.

Comparison of Existing Organizations in Greenville
In the analysis of potential initial corporate homes for the Trust Fund, czb examined a number of
existing organizations and applied the most critical criteria, as illustrated in the following chart:
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Attachment A
Current Response to Affordable Housing Production
Rental Housing
Quartile Served

Income

Q1- Rental - 120%

$98,670 +

Development Partners
Private Sector Developers, limited
non-profits

Q1 - Rental - 100%

$54,796-$98,669

Genesis Homes, Homes of Hope

Market Rate Financing
Market Rate Financing, Low-cost
or donated properties

$32,054-$54,795

Allen Temple CEDC, Genesis Homes,
Homes of Hope, Nehemiah Housing
Corp., Sterling Land Trust

City and SCSHFDA HOME funding,
SC State Housing Trust Fund,
Charitable Contributions from
Philanthropy, Low-Cost Properties

$15,661-$32,053

Continuum of Care, Housing
Choice Vouchers, City and
SCSHFDA HOME funding, SC State
Allen Temple CEDC, Genesis Homes, Housing Trust Fund, LIHTC,
Greenville Housing Authority, Homes Charitable Contributions from
of Hope, Nehemiah Housing Corp.,
Philanthropy, Low-Interest
Sterling Land Trust, United Housing
Financing, Low-Cost or donated
Connections
properties

Q5 - Rental - 30% below

$15,660 and below

Continuum of Care, Housing
Choice Vouchers, City and
SCSHFDA HOME funding, SC State
Housing Trust Fund, LIHTC,
Charitable Contributions from
Philanthropy, Low-Interest
Greenville Housing Authority, United Financing, Low-Cost or donated
Housing Connections
properties

Homeownership
Quartile Served

Income

Q1 - Homeownership

98,670+

Q3 - Rental - 80%

Q4 - Rental - 50%

Q2 - Homeownership

$54,796-$98,669

Development Partners
Private Sector Developers, limited
non-profits

Genesis Homes, Homes of Hope

Q3 - Homeowenrship

$32,054-$54,795

Genesis Homes, Habitat for
Humanity, Homes of Hope

Q4 - Homeownership
Q5 - Homeownership

$15,661-$32,053
$15,660 and below

Habitat for Humanity
None

Homeowner Rehabilitation

Rebuild Upstate, Mission Greenville,
City of Greenville

Existing Resources Utilized

Existing Resources Utilized
Market Rate Financing
CommunityWorks Downpayment
Assistance, SCSHFDA Palmetto
Heroes, homebuyer education
from a variety of organizations
CommunityWorks Downpayment
Assistance, SCSHFDA Palmetto
Heroes, homebuyer education
from a variety of organizations
Volunteer Construction and
partner donations for supplies
and materials

CDBG, HOME, SCSHFDA,
Philanthropy Grants

