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FOR SUSTAINABILITY

(ITY-WIDE HOUSING STRATEGY

SUMMARY OF MARKET FINDINGS

Summary of Market Study The National Housing Market Issues / Hurdles for Housing Strategy

o As of early 2012, the national housing market appeared to be in an upswing. Trends could characterize The following list represents key issues and hurdles to implementing a market-based housing strategy in

« 3 . The Housing Cycle The U.S. — Housing Units Permitted 2000-2011 ) . . . . . )
the market as entering the “Recovery” stage of the housing cycle; — — : the city of Greenville. It consists of findings from the market study for the City-Wide Housing Strategy,

The U.S. South Carolina and the Greenville MSA housing markets

a1 : : : : : to be in Stage VI of a housi ket cycle. Th ber of as well as initial SWOT assessments adminstered to the project’s steering commitee and attendees of the
« Greenville is the central economic, entertainment and social center for the Greenville-Mauldin MSA 5 o nlleop bt latuncrpic i Mislsoniot dvy vl . Pro) 5
units permlttEd 1S IncreaSIng and the rECOVel’Y has beglll'l- THE U.S. UNITS PERMITTED » The US. hOI.ISII'Ig market last . P . . . . . . . . . . .
: . . - peaked in 2004-2005. Cycle Stage 2. initial public meeting. It is not intended to be inclusive of all possible issues within the community. Full
(and to a large extent the Greenville-Spartanburg- Anderson CSA), but has experienced a very limited : 2000-2011 (000s) el
HOUSING CYCLE STAGES > In Stage |, the number of new units » Close to 2.1 million units were d Sl f h : b f d f h d 143
. L L . being permitted in the market s rising - permitted in 20042005, escriptions of each issue can be found on page 40 of the Issues and Opportunities Report.
share of the regional growth. This is likely due to a combination of limited areas for easy development, toa peak, well above the normal n 25 .
demand for housing. 2000 | —=1 = > I'n 2006-07, permit levels fell from
a relatively small share of product preferred by the marketplace, and undesirable concentrations of > In Stage I, the number of units - 1 N N thelr pealc Cycle Stage 3 o The economy and economic recovery - uncertainly as to when economic growth will return to
permitted is peaking. 1500 1368 » The number of units plummetefi
poverty and distressed neighborhoods; e o et el o | L L L e PO el normality, replace the numerous jobs lost during the recession, and support sustainable housing
sar_ e il » 2010 and 2011 the number of
. . . . <« » # In Stage IV, the number of being 500 4 B B = a 2 3 i i rowth'
o The caveat to this growth potential is that Housing Cycles revolve around “normal” levels of demand, permitted in the market s falling -[ -[-[ A dedincreases; Quete 5 ’
. . . 0 e e e L S F e H - _ _ H H
which are found in household formation, replacement demand (or removals) and vacancy need.  In Stage V, the marketis bottoming 2000 2001 2002 2002 2004 2005 208 2007 2003 209 o0 201~ The recovery is beginning. « Homownership / for-sale product - related to the slow post-recession economic growth and
Vacancy need is usually a positive force in housing markets - but not now. Vacant housing is abundant e O - Intage L, the number ofnew unc general uncertainly surrounding the economy, when will the for-sale housing market - the largest
. . . S recovery has begun, However, activi i 1 - 1l .
across Greenville and Greenville County, and this vacancy needs to be absorbed before normal levels levels are st below normal demand. segment of the regional housing market - return to stability and growth;
of demand are achieved. Overall, the high levels of housing vacancy is likely to hold back market « Housing demand and the ability to capture growth - low historic and projected demand means
activity - or at least result in high vacancy rates in less preferred locations while new product is absorbed limited opportunity to deliver housing at a scale necessary for several likely development initiatives
elsewhere; _ _ _ _ , ) _ around the community - the city will need to capture additional demand;
South Carolina — Housing Units Permitted 2000-2011 The Greenville MSA - Units Permitted 2000-2011
« Between 2000 and 2010, the City of Greenville experienced its first major intercensus growth since » Competition for development - multiple areas of the community compete for what limited
ina housi . _ housing gr is proj for the city, including the uni ircumstan IT ing th
1960; ~ The south Carolina housing market THE GREENVILLE MSA . The Greenie wsa housing ousing growth is projected for the city, including the unique circumstances surrounding the
SOUTH CAROLINA UNITS PERMITTED permitted. UNITS PERMITTED 2000-2011 BIGHE NS00 Unitantudlyy Verdae development;
o Anticipated future demand for housing is very low — 40-70 units annually for the next 5-10 years. This 20002011 Pl it b e | 6o | e > More than 5,000 units were also _ . _ -
) _ _ 000 - gaining momentum year to year. o - permitted in 2004 and 2005. « High Levels of Vacancy - Greenville’s housing vacancy rate of 13% is high and represents a large
basically represents replacement level demand. If expectations for near-term housing development for o] -  Foughiy S¥iiunliaawere e N N | > In 2008-09, the MSA housing . . . .
) ) L « " . : ' oz I permitted in 2006 and 40,000 in 2007. S i market experienced a freefall inventory of housing that must be absorbed into the market before sustainable development can
Greenville exceeds this amount, then the city will need to “capture” market from outside the community omo ¢ T B3 2008, the fall i the State ol FEFEEEE B > units permitted fell by 2,000 in
. . . . s : 11 1 Froe lerat "1 Th 26,000 unit 1 'L LLLL 2008 and another 1,500 in 2009. QCccur:
- particularly from areas of Greenville County immediately to the north and south; ’ "l ' | pormittedthatyesr e 20 | e S ’
20000 ey - wtr EEEFREEREE -t-t-l; SyelN SERtNR, ARIES hottoes o Distressed neighborhoods - large concentrations of distressed neighborhoods and low income
« Multi-family housing will be a strong market segment for Greenville in the future — as it has been in the e 1 BERRRI .I; 14025 units were permied o ot 2o 2t 2o o o 2o s Ths Stats Foe e
Y 5 & & ) A - Last year 011, unis increased by 2000 200 2002 2003 2004 208 200 2007 2008 200 o0 s Climb. The start of a recovery. households provide a challenge to drawing the market into the city and creating a sustainable
1 1 o1 : 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 -.10 an estimate ) .
past. Focus in the short term will be on rental product, and this is likely to be a strong segment over 2011 anine come from anits in e sl il A s e counes Lt T LT ecovery housing market;

multi-family structures.

the next decade. Depending on the ability to successfully deliver product based on various hurdles . Affordability of quality housing - most of the existing market-rate product available to lower

financing, land assembly, etc.) this is a key segment where the city can capture a significant portion of ) . . ) . )
( 5 ¥ etc) ¥S€e8 ty P 5 P income bands is of limited quality or size necessary to support certain types of households;

demand from suburban areas;
« Minority home ownership- Greenville has a significantly lower percentage of minority households

o Despite short-term shifts to rental product due to the difficulties in the for-sale market, the majority

who are homeowners than found in other major South Carolina cities or in comparable

Housing Submarkets Determined for Greenville and its Environs metropolitan areas;
o Supply of market preferred single family units and price points - Greenville has a low market

(70-80%) of future demand should be expected to choose for-sale units, by a combination of in-
migration and the formation of family households. Based on past trends 5-7% of this could be attached
product, though demand (or at least the ability to generate supply through financing) for attached units

may not yield this percentage for several years _ Market Share of Household within Greater share of product preferred by consumers of for-sale detached units - namely 3/4 bedroom:s;
| i \_)\ Greenville Market Area (2000) o Transportation / mobility - the lack of good public transit and pedestrian infrastructure was
o By far, the preferred for-sale product in the Greenville region has been 3 bedroom detached homes, X K Mot Southern discussed as a hurdle to successful neighborhood development and access to employement;
i Rural, 5.6% __Rural, 4.2%

followed by 4 bedroom homes. Greenville has a very small share (?%) of this market, including only

Southern
Suburban,
11.8%

 Readily available land / redevelopment - mostly built out, the city lacks large tracts of development

¢& of new units built in Greenville County. The city also has a high market share of 2 bedroom homes, ready land (with the exception of Verdae) to compete with suburban areas. Numerous

which are much less desirable for-sale units;

Northern
Suburban,

3.7%

redevelopment opportunities exist, but the costs associated with infill development tend to drive up

o Preferred market-rate price points for for-sale housing are clustered in the $100,000 - $200,000 range. housing costs beyond preferred price points;

Greenville and
Environs,
49.4%

Not only is this a somewhat difficult price point to deliver new product without cost efficiencies, but it

 Funding and capacity - successful public private partnerships and funding models for affordable

is more difficult to produce new infill housing at this cost — particularly the $100,000 - $150,000 price
band;

housing and infill development are in jeopardy as changing to federal funding sources and local
organizations force different strategies;

« NIMBYism / Neighborhood support for infill development - The need for redevelopment /

Market Share of Households within Greater infill development has - and likely will - come into conflict with neighborhood groups who are
Greenville Market Area (2010)

 Greenville has a wide range of price points for rental and for-sale units, but the only units available to a

large percentage of the population (30%+) can be characterized as very low value, low quality housing

located in distressed neighborhoods; concerned with the impacts of new development, despite sensitivities to context and user groups;

Northern  Southern City of « Employment and Gentrification - Greenvilles employment base is imbalanced compared to both

Rural, 5.8% __ Rural, 4.2% Greenville,

 Considerable portions of the city have extremely troublesome property and housing values. These areas
12.8% the state and the nation in terms of professional service jobs (much higher percentage) and goods

Southern
Suburban,
13.8%

include most of the special emphasis neighborhoods, as well as other near the Downtown area.
producting jobs (much lower). This has been good for the local economy, but it threatens to create

an imbalance in the types of jobs readily accessible to large portions of Greenville’s population.

Greenville and
Environs,
47.1%

o Distressed Neighborhoods / Communiities in the County - Distressed neighborhoods found

within the county threaten the revitalization potential of neighborhoods within the city.

City Comparisons

Northern
N\, Suburban,
‘ 16.3%
Comparison of select indicators for the City of Greenville with other
major cities in South Carolina (left) and comparable metropolitan areas

(right) B | Opportunities
SUBMARK “BASE” ESTIMATED MARKET POTENTIAL FOR GROWTH CAPTURE

FOR FUTURE ANNUAL (# OF HOUSEHOLDS EACH SUBMARKET WOULD GROW BY IF IT
Growth Rates 2000-2010 HOUSEHOLD GROWTH 'CAPTURED” HOUSEHOLDS BASED ON PERCENTAGES BELOW The following opportunities are meant to describe broad opportunities for housing in Greenville as
20127201 2%-5% 5%-10% 10%-15% identified through the market study. They are not meant to indicate opportunities that should or must be
S bonulation Growth 20002010 Submarket 1 - The City of Greenville 42 124 223 354 followed by the community, nor are they meant to be inclusive of all opportunities available to the city.
(adjusted for 2010 geographies) 2.2% (p,.,-ﬁa,y Bity ve: Metmpolttan Ares) Submarket 2 - Greenville Environs. 1,001 951 901 851
. 08¢ Submarket 3 — Northern Suburban. 708 694 673 637 « Economic development / economic recovery - despite uncertainites in the national economy;,
- Submarket 4 - Southern Suburban 565 554 337 509 Greenville potentially stands in the vanguard of the economic recovery, which could generate faster
= B Submarket 5 - Northern Rural Outlier. 73 74 /1 68 activity in the housing market and strategies to take advantage of this;
Submarket 6 — Southern Rural Outlier. 26 25 25 23
. “o 2 Submarket 7 — Western Suburban. in- o Short/long term multi-family development - multi-family will be a key market segment for the
. , B = . , . cluding areas in Anderson and Pickens 190 186 181 171 city in the future, especially over the next several years as the for-sale market is stagnant, generating
I o Counties. a huge demand for rental product;
_— o Submarket 8 - Eastern Suburban, includ- 0 49 48 4 . )
Greenville Spartanburg  Florence Charleston ~ Columbia Sumter Anderson  Rock Hill, SC o il’lg areas il’l Spal'tanbul'g COUIltY. 5 5 * Abilit}r to eStabliSh and expand urban diStriCtS - the Short and long term demand for thl-fM]'lY

Greenville Huntsville  Fayetteville, AR Knoxville, TN Chattanooga, Greensboro, NC  Asheville
™

units can be utilized to create high density nodes throughout the city that support more pedestrian
and transit oriented amenities and services;

[ ]
Fo r s aI e H ousin g Tre n d )  Neighborhood revitalization - Successful past redevelopment partnerships can be leveraged to

Average Household Size (2010) Average Household Size focus on continued efforts to revitalize distressed neighborhoods;

2.43
227
218 218
: I I
Greenvill

ille  Spartanburg Florence Charleston Columbia

Average Household Size (2010)

o Verdae/ detached housing - While the Verdae development represents somewhat of a competitor

Sales Trends of Single Family Homes (Excludes Condominiums) in the City
| I Of Greenville 2002 - 2012 to general housing development within the city, it is also an ideal location within the city to deliver

231 . - - - . -
- 228 cost-effective detached units that can make the city more competitive with suburban areas.
217 2.16
I I m
2.08

Greenville Huntsville Fayetteville, AR Knoxville, TN Chattanocoga, TN Greensboro, NC Asheville

Anderson  Rock Hill, SC

Housing Affordability

Home Ownership Affordability Ratio

Assessment of Housing Affordability

Home Ownership Affordability Ratio Home Ownership Affordability Ratio > 80% AMI
(median household income vs. median home (median household income vs. median home > 50% AMI 4 Person Household
vaiue) wase) > 30% AMI
Distribution of Income by
Oy . .
> 50% AM| S0 AN 2 Person Household Bracket for City of Greenville
ol -
> 30% AMI and Greenville County
City of Greenville 14.8% [ 8.3%|6.5% | 8.2% [ 7.7% | 6.9% | 6.0% | 5.1% | 3.7% |  7.4% 7.5% 6.5% 11.5%
Greenville County 9.5% |6.2%]6.0%|7.2%| 6.7% | 6.7% | 6.1% | 5.9% [ 4.9% |  9.0% 10.3% 9.7% 21.0%

[

= SDcahed \ibedoon]
SFDeached SBedroom]

SF Detached 4 Bedroom .
MLS DISTRICT AVERAGE — g
(CITY OF SALES PRICE Rental - 2 Bedroom .

GREENVILLE 2002 - 2011 >

ONLY) o — __ sss—

20 $150,864

30 $168’405 [50-510,000 | $10,000 | $20,000 | $30,000 | $40,000 | 550,000 | $60,000 | $70,000 | $80,000 | $90,000 | $100000+

C | T Y M |_ S D | S T R | c TS 38 g i 22:‘;"82 %//////////% s ity D Housig HUD Median Income for Greenville County (58,000)

Greenville County Median Household Income ($47,362)
 GREENVILLE CITY LIMITS (2012) | 71 $112,749 - Majority of Market
| MLS DISTRICTS |

5.4
4.3 42
43 39
40
a5
30 31 I 29 29 29
I I 29 27
| I I I I
Sumter

Greenville Spartanburg Florence Charleston Columbia Anderson Rock Hill, SC
Greenville Huntsville Fayetteville, AR Knoxville, TN Chattancoga, TN Greensboro, NC Asheville

Percentage of Minority Homeowners

-
Ex
I

Percentage of Minority Households (Non White) (2010) Percentag‘e of Minority Households (Non Caucasian)

vy

Greensboro, NC 39%

Rock Hill, SC 42%

Florence 42% Huntsville 35%

Sumter 42%

Greenville

Charleston
Chattanooga, TN

Spartanburg
Knoxville, TN

Columbia

Asheville

Anderson

Fayetteville, AR

Greenville

72 $229 8 80 City of Greenville Median Household Income (38,026)
? High End
73 $168,970
Source: Greenville ML S, City Of Greenville 7 4 $ 5 0 8 2 0 Affordability ranges = 20% - 30% of Annual Household Income, assuming that households
s paying more than 30% of annual income are “cost-burdened”.
75 $32,475

It should be noted that the affordability calculations for for-sale product includes only a
76 $ | 09, 120 Principal & Interest payment at a rate of 6% and a term of 30 years. It does not include a PITI
payment (Principal, Interest, Taxes, Insurance).



