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Strategies for building self- sustainable communities
JC & Associates provides the following services:
 Community Economic Development,
 Planning,
 Political Development
We serve community based organizations, small
businesses, government agencies, and political
campaigns serving rural and urban communities in
Charleston, Columbia, and Greenville, SC.
The recent African- American Tourism Conference held
at the Avery Research Center, September 27th is an
example of our work to develop and execute
strategies aimed at building sustainable communities.

Maintaining
Diversity

Charleston is popular!!!

Charleston
region’s
tremendous growth and
development
has
presented
local
government with the
challenge of maintaining One of many new developments in or
the rich diversity that surrounding communities such as the
Eastside, Cainhoy, and Liberty Hill.
characterizes her.

The low to moderate income African- American
communities in Downtown Charleston, John’s Island, West
Ashley, and North Charleston are going to disappear if
local governments fail to work on solutions to provide
affordable housing for people making 30% to 80% of the
median income.

An Issue of Diversity &
Affordability

Source: Post & Courier
http://www.postandcourier.com/article/20110329/PC06/303299919

Source: Post & Courier http://www.postandcourier.com/article/20110329/PC06/303299919

Loss of Culture







Churches
Mom & Pop Shop
Loss of AfricanAmerican Land
Ownership
Gullah Culture

Gentrification is more than just economics, Yes, it is the
removal of traditional residents for more affluent ones. It is a
shift in a community from poor to wealthier residents,
businesses accompanied by higher taxes and higher rents.

But, it is also the loss of culture, and the loss of heritage. It is
the loss of African American churches, and mom and pop
shops. It is the loss of diversity in a city that has been defined
and shaped by it. Local governments in the Charleston region
must act fast to address the challenges to prevent such
catastrophic losses.

Obstacles to
Affordable Housing


Competitive real estate market



Cost of land & construction versus
Income



Limited & decreasing federal funds



Cost & requirement of historic
preservation



Resurgence of urban centers as a
national trend



Regulatory practices and limited
incentives

Housing Vs. Income
Income

% of Median

Affordable
Rent

Affordable
Homeownership

$18,570

30%

500-$700

$70,000

$30,950

50%

$650-$800

$90,000

$49,520

80%

$700-$1250

$130,000

$61,900

100%

Up to $1800 $202,000

$74,280

120%

Up to $2000 $235,000

Charleston Area Median Income: $61,900 (HUD 2014 Family Median Income)
African American Median Household Income: $25,192 (Census, 2013 ACS Estimates)

The majority of the residents in the census tracks under threat of
Gentrification fall in the income range of 30% to 80% of the median
income.
To maintain the diversity of Charleston, housing needs to be developed for
this group of the population in the Charleston Metropolitan Area.

HUD Qualified Census Tracts

Loss of Federal Funds
Fiscal Year 1999

Fiscal Year 2014

Program
l
CDBG

Funding Level

Program

Funding Level

$1,684,000

CDBG

$922,296

HOME

$695,000

HOME

$503,101

HUD EC

$438,205

ESG

$0

Comprehensive
Grant

$1,822,078

HOPWA

$584,547

Total

$4,639,283

Total

$2,009,944

So What Can Be Done?


Housing Impact fees for market rate rental and
homeownership development to create a poll
funds available for the development of
affordable housing in the absence of general
fund allocations and decreasing federal
support.



Incentivized Inclusionary Zoning for rental and
homeownership to ensure that communities are
economically integrated and households of
modest means are allowed to access a range
of opportunities – from good jobs and schools
to transportation and safe streets.

So What Can Be Done?


An affordable housing bond to address the
gap between time and opportunity by
developing the available large parcels of
land remaining in the City.



Committing a dedicated revenue source to
support the initiatives of the SC Community
Loan Fund based in North Charleston, SC
(formerly Lowcounty Housing Trust)



One-stop shop for developers and residents
regarding the location of affordable units and
development incentives.

A Closer Look:
Housing Impact Fees


Impact fees are payments required by local
governments of new development for the purpose of
providing new or expanded public capital facilities
required to serve that development.



The fees typically require cash payments in advance of
the completion of development, are based on a
methodology and calculation derived from the cost of
the facility and the nature and size of the development,
and are used to finance improvements offsite of, but to
the benefit of the development.

A Closer Look:
Housing Impact Fees
 The

rationale for charging impact fees is
based on the premise that new
development should pay the cost
associated with growth. However, the fee
is a proportionate share of facility costs
required by the development and no
development will be required to pay
more than its own fair share.

Legal issues surrounding the
use of impact fees





Impact fees can be challenged constitutionally in
one of three ways: due process, equal protection
and the taking of property without just
compensation.
The takings issue is addressed by ensuring that the fee
meets the rational nexus test.
In order to meet the nexus test:
 A connection must exist between new development
and facilities required by new development
 Costs must be identified attributable to new
development.
 A proportionate share must exist between costs
associated with new development and the benefits it
will receive.

Rational nexus for affordable
housing impact fee
The underlying nexus concept is that the newly
constructed market rate units represent new
households in Charleston, SC. These households
represent new income in Charleston that will
consume goods and services, either through
purchases of goods and services or
‘consumption’ of government services.
 New consumption translates to jobs; a portion of
the jobs are at lower compensation levels; low
compensation jobs relate to lower income
households that cannot afford market rate units
in Charleston and therefore need affordable
housing.


Housing Impact Fees
Advantages







Impact fees can meet local
capital facility needs to due to
new growth without raising
taxes
Impact fees shift the fiscal
burden to new development
Impact fees coordinate new
growth with new service
demands
Impact fees may encourage
infill development and
discourage sprawl

Disadvantages








Impact fees only pay for facilities
benefiting the payer and cannot
be used for operating expenses or
general expenditures
The fees must be spent within 5
years after the funds have been
committed
Impact fees do not provide a
steady source of revenue since
they are collected only when new
development occurs
Formulas for calculating fees and
fee schedules are rather complex:
must account for developer’s
promotional costs, rational nexus
criteria and credits

Housing Impact Fee
Recommendation


Initiate a rational nexus study to determine if the implementation
of an impact fee is warranted, legally supported, and financially
feasible for developers. If so, determine the appropriate fee
schedule for the housing market in the Charleston region.



Implement an impact fee program for all market rate rental and
for-sale development in the Charleston area.



The rational nexus study will determine who benefits from the
impact fees. The study will determine the household income of
new employee households and identify how many are in four
housing affordability tiers including Extremely Low (30% of AMI),
Very Low(30-50% of AMI), Low(50-80% of AMI), and ModerateIncome (80-100% of AMI).



Other policy options to consider might include fee waivers
(building on-site, dedication of land for affordable housing etc.)

Incentivized Inclusionary zoning


Incentivized Inclusionary Zoning is a legal tool which mandates the
private sector to include a percentage of affordable units as part of a
market rate development.



The fundamental purpose of incentivized inclusionary zoning is to allow
the development of affordable housing to become an integral part of
new development taking place in a community.



A typical incentivized inclusionary zoning ordinance will set forth a
minimum percentage of units to be provided in specific development
affordable households at a particular income level, generally defined
as a percentage of the median household income.

Source:
http://sc-charleston.civicplus.com/DocumentCenter/View/1406

Inclusionary zoning recommendation
 Rental

developments providing 5 or more units
must make 20% of the units affordable to families
with household incomes at 30-80% of AMI.
Affordable units must remain affordable for 20
years.

 Homeownership

developments providing 5 or
more units must make 20% of the units affordable
to families with household incomes at 80-100% of
the AMI. Affordable units must remain affordable
for 10 years.

Inclusionary zoning recommendation
 Developers

may opt out of the mandate under
the following circumstances:





If they fulfill their affordable housing commitments in
partnership with local non-profit developers on or
off-site.
If they provide affordable units off-site or land else
where for affordable units to be developed
If the inclusion of affordable units on-site
(particularly in high-end residential developments)
would provide an undue financial hardship for either
the developer or the potential occupant, the
develop may pay a fee in lieu of providing units.

Inclusionary zoning: Tiered
Incentives
Type of Development

30-50% AMI

Zoning Incentives
Local tax
abatements(10 yrs),
zoning requirement Expedited permitting and waiver of
waivers
permitting fees etc.

50-80% AMI

Local tax abatement
(5 yrs), zoning
Expedited permitting and waiver of
requirement waivers permitting fees etc.

For-sale

50-80% AMI

zoning requirement
waivers, short-term Expedited permitting and waiver of
tax abatements
permitting fees etc.

For-sale

zoning requirement
waivers, short-term
80-100% AMI tax abatements

For-sale

zoning requirement
waivers, short-term
100-120% AMI tax abatements

Rehab/New
Construction Rental
Rehab/New
Construction Rental

Income Tiers

Zoning Incentives (40% or more
Commitment)

Affordable housing Bond
 Debt

securities issued by state or local
governments to raise money for affordable
housing development.
 Housing bonds sometimes require voter approval
and are repaid out of the government's general
tax fund or from an increase in the sales tax rate,
income tax rate or property tax rate.
 Local governments may issue a bond without
voter approval as long as the general obligation
debt does not exceed the debt limit established
by State law.

Affordable housing bond recommendation


Estimate the housing needs of the target population. Then
determine how much it would cost to address these needs.
Federal funds, other state funds and many other sources of
money can be leveraged to address the need.



Estimate how much money local housing providers would
need to fund the projects they have the capacity to
complete. This means surveying all potential developers for
their best guess about how much money their proposed
projects would require on an annual basis.



Take a look at the funding applications that have been
received by other programs, such as the HOME program or
the Community Development Block Grant program, and
build on this information. A good estimate of need will be
what was not funded by these agencies.



.

Affordable housing bond
recommendation


Determine an annual allocation of funds
necessary to be responsive to the affordable
housing needs in the target areas.



Issue a bond to capitalize the SC Community
Loan Fund (formely Lowcountry Housing Trust)
and create affordable housing on available
properties owned by the City in partnership
with nonprofit and for-profit affordable
housing developers.

Housing Trust Fund Recommendation







Dedicate in-lieu payments from inclusionary zoning and housing
impact fees to support the SC Community Loan Fund.
This means that the source of funding is committed by law to
generate funds for the housing trust fund. Thus, by resolution,
ordinance or legislation, a certain percentage or amount of public
funds are automatically deposited in the housing trust fund each
year.
To date, the SC Community Loan Fund has relied on primarily on
grants, philanthropy, and funding from private institutions with
minimal funding from the local government. By supporting the
Fund, affordable housing developers have a larger and far more
reliable pool of funding to address the needs in the community.
One-stop shop for developers and residents regarding the location
of affordable units and development incentives.

Source: http://housingtrustfundproject.org/htf-elements/revenue-sources/

City owned land
dedicated for
affordable housing
 Old

Cooper River Bridge
Federal Mitigated Land Area

 Scattered
 Neck

site housing

Area/ECO District/Horizon

 Cainhoy

Peninsula 9000 Acres

Cooper River Bridge Site


8.1 Acres- Mitigation (Last shot to get it right)



500+ new units of housing- Affordable & MixedIncome 30% to 120% of Median



Opportunities for Minority Business Development in
construction phase (Local contractors)- $100 Million
Dollar Investment



Opportunity create an African- American Tourism
hub with a Gullah Visitors and Cultural center, Gullah
themed restaurants, business incubator, art galleries,
and and open air market attract tourism dollars into
the Eastside community.



Catalyst for economic investment for communities
under threat of Gentrification.

Scattered site housing/
ECO District/Horizon
The City of Charleston also has a number of other potential
opportunities for the development of Affordable Housing:


Scattered Site Housing- City owned or condemned property
turned over to private sector developers of affordable
housing.



ECO District/Neck- 15 Million in TIFF dollars has been invested
by the city to kick start development in these areas of upper
Meeting Street. The plan calls for over a 7500 new units. A
percentage must be made available to people in the 30%
to 80% Median Income range. Potential= 1400



Horizon- The City of Charleston/ MUSC has embarked on an
urban renewal project near the Joseph P. Riley Stadium and
Burke High School. 3000 residential units. Potential= 600

Cainhoy Peninsula 9000 Acres
 Rezoning

(PUD) & Master Plan approved
by the City of Charleston
 Projected to accommodate 3000 units of
housing.
 Potential= 600 Units Affordable
 150 Acres designated for affordable
housing
 Potential=500 Units Affordable Housing
 Total= 1100 Units of Affordable Housing on
the Cainhoy Peninsula.

What’s Next


Make A Presentation before the Community
Development Committees of various local
government bodies:
City of Charleston
 North Charleston
 Charleston County
 Berkeley County
 Dorchester County


Local Government implements all or
portions of recommended plan.

Questions, Answers, & Comments
Elected Officials
 Neighborhood Reps.
 Planners
 Real Estate Industry Reps.
 Civic Organizations
 Preservationists
 Concerned Citizens


