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WELCOME BACK

In our last meeting, we discussed
housing market trends and the
needs of those most impacted.

Advisory Committee Members shared:

“Longtime renters are going out of town
to buy because they cannot afford to
purchase in Holly Springs”
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“Holly Springs is not a place that you
can have first time homebuyers”

“Young professionals cannot afford
to rent or buy in Holly Springs”

“The Town needs to find ways to
foster creativity with housing types –
needs to allow diverse housing types”
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WELCOME BACK

Today we will discuss the Town’s role in addressing housing needs in Holly Springs.
HOUSING NEEDS ASSESSMENT

R E C O M M E N D AT I O N S

January 2022 – March 2022

April 2022 – June 2022

COMMITTEE
January 20

•
•

Introduction
Discussion of housing
needs and goals of the
Study

March

•
•

7th

Late June

Early May

and 8th

Findings from housing
needs assessment
Priorities for Town
Intervention

COMMITTEE & COUNCIL

COMMITTEE

COMMITTEE & COUNCIL
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•

Overview of housing tools
and strategies

•

Draft Recommendations

•

Community ambassador
meetings

•

Community ambassador
meetings
Town leadership
engagement

Stakeholder Engagement is ongoing
•

Interviews with Town staff

•
•
•

Stakeholder interviews
Digital engagement
Town Council engagement

•

TODAY

4
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HOUSING CHALLENGES

Holly Springs’ housing needs can be understood in three major categories: limited housing
supply, decreasing homeownership access, and increasing displacement pressure.

LIMITED HOUSING
SUPPLY

Holly Springs is overwhelmingly single-family detached
housing. The limited supply of housing relative to demand, and
the lack of diversity in types of homes contribute to the shortage
of entry-level housing.

ACCESS TO
HOMEOWNERSHIP

Housing prices have seen a dramatic uptick since the start
of Covid, and steady appreciation prior. As a result, it is
increasingly difficult for households earning less than $100,000
annually to access homeownership in the market. On the other
hand, it has increased home equity for existing owners.

DISPLACEMENT
PRESSURE
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The imbalance between population growth and housing
supply is leading to increased prices and creating
displacement pressure for households making less than $60,000
annually.
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DRAFT HOUSING GOALS

Holly Springs’ housing goals should directly address the housing needs facing the Town.
Housing Challenges:

Draft Goals:

LIMITED HOUSING
SUPPLY

Meet growing demand for a
range of housing types

ACCESS TO
HOMEOWNERSHIP

Preserve and expand access to
homeownership

DISPLACEMENT
PRESSURE

Retain existing residents
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DRAFT HOUSING GOALS

Holly Springs’ housing goals should directly address the housing needs facing the Town.
Discussion
Do you agree with these goals for
housing in Holly Springs?

Draft Goals:
Meet growing demand for a
range of housing types
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Do you think these goals reflect the
community's priorities?
How might they be adjusted?

Preserve and expand access to
homeownership

Retain existing residents

8
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DRIVERS OF AFFORDABILITY

Several market and regulatory
factors interact to impact housing
affordability in Holly Springs for
both renters and home-buyers.
The Town can only impact a
portion of the factors that drive
affordability, such as the cost of
land, soft costs and the availability
of funding. These should be the
focus of the Town’s housing
strategy.

Housing Policy Goals

Real Estate Economics
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The revenue from developing housing must meet or exceed the cost of
development.
For-Sale Housing

Rental Housing

Profit (5-10%)
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Soft Costs
(15-20%)

=

Net Sale
Proceeds

Land Costs
(15-20%)

Cost of Development

Hard Costs
(60-70%)

Land Costs
(15-20%)

Revenue

For for-sale housing, the cost of development and repayment of the
construction loan determines the sale price.

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity

=

Rent

Debt
Operating Costs

Revenue

For rental housing, the operating costs and financing costs (debt incurred to
pay for development) determine market rent necessary for a viable project.
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DRIVERS OF AFFORDABILITY

The cost of development for both rental and for-sale housing is made up of
multiple individual costs.
• Cost of development is determined by the
following factors:
• Soft Costs (permitting fees, architects,
engineers, legal)
• Hard Costs (materials and
construction)
• Land Costs
• Hard costs and demand for land play the
biggest role in determining the overall cost
of development.
• Developer profit comes from the
operations and sale of the property and is
reflected in the invested equity.

Economics of Housing Development:
Cost of Development
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity
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Rent

Debt
Operating Costs

Revenue
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DRIVERS OF AFFORDABILITY

The operating costs for rental housing are largely made up of financing costs, which
are determined by the cost of development.
• Costs of development are paid for with
financing. There are two primary forms of
financing:
• Debt: Loans provided by public and
private entities. Significantly impacted
by interest rates.
• Equity: Investments that represent the
ownership share of a development,
originating from the developer and
other investors.
• Repayment of that financing and expenses
to operate the property make up the
ongoing operating costs.

Economics of Rental Housing Development:
Cost of Development
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity
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Rent

Debt
Operating Costs

Revenue
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DRIVERS OF AFFORDABILITY

The rent required to support the creation of new housing is determined by the cost
to develop and operate that housing.
• These operating costs in turn determine
the revenue, or rent, required to make the
project viable.

Soft Costs
(15-20%)

For Example:

100
units

x

Economics of Rental Housing Development:
Cost of Development

$1,500
rent

=

$150,000

Hard Costs
(60-70%)

monthly
revenue

Land Costs
(15-20%)

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity
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Rent

Debt
Operating Costs

Revenue
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DRIVERS OF AFFORDABILITY

In markets with lagging supply, rising development costs will set sales prices higher
than what moderate- and low-income households can afford to pay.
• Wages have not kept up with rising costs.
• This creates an affordability gap.
• This trend becomes increasingly hard to
combat in high-growth markets.
• The Town can take actions to help close the
affordability gap.

Economics of For-Sale Housing Development:
Affordability Gap
Profit (5-10%)
Soft Costs
(15-20%)

Hard Costs
(60-70%)
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Affordability
Gap

=

Land Costs
(15-20%)

Cost of Development

Price a
household
can pay at
60% Area
Median
Income
(AMI)

Revenue
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Discussion

Economics of Rental Housing
Development

Are these fundamental drivers of
affordability clear to you?
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity

=

Rent

Debt
Operating Costs

Revenue
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THE ROLE OF LOCAL GOVERNMENT

There are many factors impacting affordability in Holly Springs that are beyond the
control of the Town.
Supply chain issues and inflation caused by
Hard
Construction
Costs
Interest rates affect the cost for
households to borrow money to buy
a house or for developers to finance
the cost of development.

The Triangle region is experiencing rapid
population growth, which puts
significant pressure on housing markets
across the region. Regional demand is
impacted by job growth + wages.

Federal +
State
Regulations

Interest
Rates

Land Costs

the pandemic have led to increased
construction costs, harming affordability.

Affordability of
Rents & Home
Prices in Holly
Springs

Regional
Demand
Regional
Housing
Supply

Developers are often bound by state
and federal regulations outside of local
government’s control. These can include
building code standards, preemption
laws, administrative procedures, and
other legal barriers.
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Funding
Availability

Soft
Development
Costs
The Towns surrounding Holly Springs are all making
decisions about how much new housing development to
permit, impacting regional supply.
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THE ROLE OF LOCAL GOVERNMENT

The Town does have the ability to impact housing affordability through regulatory
and funding mechanisms.
Hard
Construction
Costs

Federal +
State
Regulations

Interest
Rates

Land use standards and
density requirements help
determine land costs by
controlling the number of
housing units that can be built.

Land Costs

By allowing diverse housing types,
local government can impact the
hard cost of construction.

Affordability of
Rents & Home
Prices in Holly
Springs

Regional
Demand
Regional
Housing
Supply

Funding
Availability

Soft
Development
Costs
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Funding from federal, state
and local governments plays
a significant role in driving
down costs for households
and developers.

Holly Springs manages development
approval processes to maintain high
quality, safe housing. The Town can balance
these priorities with strategies to speed up
the process and reduce the soft costs
required to get through the process.

19

THE ROLE OF LOCAL GOVERNMENT

Development Approval
Development Approval
Land Use and Density
Public Funding

Length and uncertainty of the development approvals process are
two factors that may increase the cost of development and reduce
the amount of housing being built in Holly Springs.
5 months

Most residential
developments require
Town Council approval,
which means that Holly
Springs has very little
true “by-right”
development.

3-4 months

Preliminary Plan

Construction
Drawing

Time to Construct
Infrastructure
Built

Receive Building
Permits

Requires Planning
Board review, a public
hearing, and Town
Council approval

Timing fluctuates
depending on
number of review
cycles

Infrastructure must
be complete before
developer can begin
construction on
buildings

After infrastructure is
complete, developers
have to receive
building permits prior
to construction
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Some of this could
occur simultaneously
Source: Town of Holly Springs
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THE ROLE OF LOCAL GOVERNMENT

Development Approval
Development Approval
Land Use and Density
Public Funding

A faster and more certain development approvals process reduces
soft costs, which makes projects more likely to proceed and
improves affordability.
Economics of Rental Housing Development:
Soft costs make up a
relatively small share
of total development
costs but are
important because
they are the “first-in”
money and therefore
more expensive to
developers

Development Approval
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Profit (5-10%)
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Required
Rent

Operating
Expenses
Financing
Equity

Rent

Debt

Operating Costs Revenue
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THE ROLE OF LOCAL GOVERNMENT

Development Approval
Development Approval
Land Use and Density
Public Funding

The following tools can be deployed to help streamline the
development approvals process.
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Administrative Approval for By-Right Development

Parcels that are zoned for the proposed development can go through
administrative rather than Town Council approval

Accelerated Approvals

Save time during pre-development and construction

Development Agreement Strategy

Provide clear standards for development agreements

Reduced or Deferred Fees

Decrease developer costs dollar-for-dollar
22

THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density

Restrictive land use regulations, like density limits and minimum lot
sizes, drive up development costs.

Public Funding

A

Economics of Rental Housing Development:
Development Approval
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Profit (5-10%)

Strict land use
regulations, like allowing
only detached singlefamily detached housing,
drive up all components
of the cost of
development (A), which in
turn drives up operating
costs (B) and rent (C)
required to support those
costs.
Source: Town of Holly Springs

A

Soft Costs
(15-20%)

B

Operating
Expenses

A

Hard Costs
(60-70%)

A

Land Costs
(15-20%)

Cost of Development

Rent Impact

Required
CRent

B

Additional Financing

Financing
Equity

Rent

Debt

Operating Costs

Revenue
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density

The current land use regulations in Holly Springs do not allow for
housing types that can support affordability.

Public Funding
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The vast majority of land in Holly
Springs does not allow for
attached or multifamily housing
by-right.
Parcels that are zoned for
multifamily or attached housing
can still be rejected in the
development approvals process in
Holly Springs.

Source: Town of Holly Springs Unified Development Ordinance (UDO)

Other Zoning
Apartments/Attached Housing Allowed
Attached Housing Allowed
Attached Housing Allowed, Apartments
Conditional
Attached Housing Conditional,
Apartments Allowed with Additional
Standards
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density

Attached housing and multifamily housing are two types of housing
that can increase the housing stock and affordability in Holly Springs.
Attached Housing

Public Funding

Source: Zillow

Multifamily Housing

Holly Springs, NC

Apex, NC

Holly Springs, NC

Raleigh, NC

Apex, NC

Cary, NC

Apex, NC

Morrisville, NC
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density
Public Funding

Attached Housing, such as townhomes, duplexes, and triplexes, can
accommodate more households in smaller units, which can be built
at a lower price point, without significantly changing the character of
housing or neighborhoods.
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Families Housed Based on Number of Units Permitted
Buildable Area

Single-Family Home

Four-Family Home

Height Limit

Setback
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density

Multifamily housing allows more housing units to be built on a site
and serves more households at a lower price point than single family.

Public Funding

Multifamily housing:
• Expands the tax base and commercial vitality of an area
• Allows for more housing to be built in desirable areas with greater
employment opportunities
• Meets demand for rental housing, which otherwise might be met
through the conversion of single-family houses

4-14 stories 36*

*Average number of units per acre by housing type1

1-3 stories 13*

1HR&A

analysis of CoStar and U.S. Census data.
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Single-family *
detached 3
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density
Public Funding

Adjusting land use regulations to create more housing and diverse
housing types would have benefits and limitations for Holly Springs.
Benefits
•
•
•
•
•

Lower cost of development per unit
Can meet housing needs of those
looking to downsize or buy their first
home at a lower price
Increasing the intensity of land use
will help support increased
amenities for residents
Accommodates growth without
sprawl
Higher rate of tax production
relative to services needed

Limitations
•
•
•
•
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Will not directly support the production
of affordable units
May not lead to changes in
development patterns based on market
demand
Reduces Council discretionary control
over development
Adding density leads to redevelopment
and can lead to displacement
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THE ROLE OF LOCAL GOVERNMENT

Land Use and Density
Development Approval
Land Use and Density
Public Funding

The Town can also consider tools to increase affordability on single
family lots.
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Accessory Dwelling Unit (ADU) Demonstration Program

Support a demonstration program for ADUs to increase affordability for
both homeowners and renters.

Reduced Minimum Lot Sizes

Encourage smaller single-family homes to be built at a lower price point.

Reduced Design Requirements

Excessive requirements for trees, open space, and design can drive up the
cost to build housing.
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THE ROLE OF LOCAL GOVERNMENT

Public Funding
Development Approval
Land Use and Density
Public Funding

Even when the Town addresses land use and regulations to improve
affordability, some households will still be unable to afford the cost of
housing due to low incomes.
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Economics of Rental Housing Development:
Affordability Gap

Profit (5-10%)
Soft Costs
(15-20%)

Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Operating
Expenses
Financing
Equity

Affordability
Gap

Debt

Rent a
household
can pay at
60% AMI

Operating Costs

Revenue

Communities can provide
capital subsidies through lowinterest loans, deferred payment,
and/or grants to close the
funding gap and make
affordable housing feasible.
SUPPORTABLE
FINANCING
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THE ROLE OF LOCAL GOVERNMENT

Public Funding
Development Approval
Land Use and Density
Public Funding

Operating subsidies and income assistance can also provide
ongoing payments to the property owner or tenant to supplement
lower, affordable rent.
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Economics of Rental Housing Development:
Subsidy

Various programs provide
funding to property
managers to allow them
to keep rents low (A).
Others provide direct
assistance to households
(B).
Examples: housing
vouchers, utility
assistance, emergency
rental assistance.

Profit (5-10%)
Soft Costs
(15-20%)

A
Hard Costs
(60-70%)

Land Costs
(15-20%)

Cost of Development

Operating Subsidy

Income
Assistance

Operating
Expenses

Financing
Equity
Debt

Operating Costs

B

Required
Rent
Rent a
household
can pay at
60% AMI

Revenue
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THE ROLE OF LOCAL GOVERNMENT

Public Funding

Public Funding

Subsidy Tools

Land Use and Density

The following tools to mitigate displacement pressure require local
funding.

Tenant’s
Rights Tools

Development Approval

Gap Funding: Provide funding for Low Income Housing Tax Credit (LIHTC)
development projects
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Waive or reduce development fees, such as the parks and recreation fee, that
increase development costs per unit
Owner Occupied Rehab: Provide funding for homeowners to rehabilitate their
homes
Funding for Legal Services: Provide funding for legal counsel for those facing
eviction
Community Land Trust: Separate ownership of the land versus home to
control resale value and ensure homeownership affordability in perpetuity.
Tenant Opportunity to Purchase: Allow tenants the opportunity to purchase a
property and preserve its affordability at the time when an owner intends to sell.
32

HOW THE TOWN CAN HELP

Discussion

What tools are you interested in learning more about?
Where tools should we focus on for further research?

Housing Need in Holly Springs | HR&A Advisors

DRAFT

What tools are we missing?
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Meeting
Housing Goals
34

MEETING HOUSING GOALS | SUMMARY

The Town can adjust its land use
policies and deploy funding to help
meet growing demand, preserve
homeownership access and
mitigate rising displacement
pressure.
Each tool can be deployed to
varying degrees and, depending on
the Town’s priorities can be
adjusted over time.

DRAFT GOALS:

Goal 1
Meet Growing Demand for
Homes
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Goal 2
Preserve Access to
Homeownership
Goal 3
Mitigate Rising
Displacement Pressures
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MEETING HOUSING GOALS

Change in Population
2010-2020

DRAFT Goal 1:
Meet Growing Demand
Both the regional and local
economy are growing, which
increases demand on the housing
market and local services. The Town
can help reduce these pressures by
growing the housing stock and
infrastructure to meet these
demands.
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Holly Springs
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MEETING HOUSING GOALS

DRAFT Goal 1:
Meet Growing Demand
The following regulatory tools will help Holly Springs meet the growing demand for housing:
Streamline Development Approvals
Streamlining the development approvals process will help meet the
growing demand for housing by reducing the development timeline
and reducing costs for developers.
Permit More Attached Housing
Few areas in Holly Springs currently permit attached housing.
Increasing this can accommodate more households and provide
smaller units, which are generally delivered at a lower price point
than single family homes.
Permit Multifamily Development
Multifamily development increases housing density, serves a wide
variety of households, and is more efficient to build.
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Tools that accomplish this goal:
Development Approval
Land Use and Density
Public Funding
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DRAFT Goal 2:
Preserve Homeownership Access
Traditionally, Holly Springs has been
a place that is affordable for firsttime homebuyers in the region.
Helping create affordable
homeownership opportunities is
an important tool to ensure that
seniors can age in place, to reduce
racial wealth disparities and racial
segregation, and ensure that those
who work in Holly Springs can live
in Holly Springs.

100%

RATE OF HOMEOWNERSHIP: 2010, 2019

90%
80%

87%

83%

70%
67%

60%

64%

50%
40%
30%
20%
10%
0%
Holly Springs

2010

2019

United States
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MEETING HOUSING GOALS

DRAFT Goal 2:
Preserve Homeownership Access
The following tools can help preserve homeownership access:
Permit More Attached Housing
Few areas in Holly Springs currently permit attached housing. Increasing this can
accommodate more households and provide smaller units, which are generally delivered at
a lower price point than single family homes.
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Down Payment Assistance/Homeowner Counseling
Provide funding in the form of a grant or forgivable loan to reduce the up-front costs of
purchasing a home. To increase impact, pair program with counseling for first-time homebuyers
Community Land Trust
Separate ownership of the land from ownership of the home to
control resale value and ensure homeownership affordability in
perpetuity.
Economic Incentives for Employer-Assisted Housing Programs
Employer-assisted housing programs leverage private resources to
support worker housing. Holly Springs can support these programs by
offering economic incentives to companies that offer these programs.

Tools that accomplish this goal:
Development Approval
Land Use and Density
Public Funding
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MEETING HOUSING GOALS

DRAFT Goal 3:
Mitigate Growing Displacement
Pressures
Pressured displacement is an
emerging housing issue in Holly
Springs. Creating permanently
affordable rental and
homeownership opportunities, and
providing support to residents at
risk of displacement, can help to
ensure that this issue doesn’t grow
in Holly Springs as it has in much of
the region.

“I cannot afford to move and stay in Holly
Springs.”
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“People are forced to move out of the
area because they cannot afford to buy
bigger homes after selling their homes in
Holly Springs.”

“Rent increased $300/month this year.”

Our rent is increased yearly, we can't
afford to grow our business, because
business rentals are unaffordable.

40
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DRAFT Goal 3:
Mitigate Growing Displacement Pressures

The following tools to mitigate displacement pressure require local funding.

Tenant’s
Rights Tools

Subsidy Tools

Gap Funding for LIHTC Development
Provide local gap funding for LIHTC development projects
Fee Reimbursement
Waive or reduce development fees, such as the parks and recreation fee,
that increase development costs per unit
Owner Occupied Rehab
Provide funding for homeowners to rehabilitate their homes
Legal Counsel/Funding for Legal Services
Provide funding for legal counsel for those facing eviction
Community Land Trust
Separate ownership of the land from ownership of the home to control
resale value and ensure homeownership affordability in perpetuity.

Tools that accomplish this goal:
Development Approval
Land Use and Density
Public Funding

Tenant Opportunity to Purchase
Allow tenants the opportunity to purchase a property and preserve its
affordability at the time when an owner intends to sell.
41

Next Steps

1. Community ambassador meetings
• Let us know who you would like to speak to
• HR&A will provide materials

2.
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Draft Recommendations
• HR&A to begin iterating on draft recommendations,
with feedback from Town, Advisory Committee and
the public

42
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Addressing Housing Need in Holly Springs
Holly Springs Housing Affordability Study
May 2022
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Appendix
Land Use Tools

45

Public Funding Tools

52

Tenants’ Rights Tools

64
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LAND USE TOOLS

The following potential land use tools can help directly and indirectly support the provision
of housing affordability in Holly Springs.
Soft Density By-Right

Change zoning to allow 2- to 4-unit structures in some or all single-family zoning areas.

Multifamily By-Right

Identify target areas and rezone them for multifamily development and streamline
processes and clarify expectations for development review to allow and encourage the
provision of housing.
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Streamline
Streamline the development process to increase development feasibility.
Development Process
Design Standards

Target subdivision and design standards, such a minimum lot dimensions, that hamper the
feasibility of development
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LAND USE TOOLS

Soft Density By-Right

Change zoning to allow 2- to 4-unit structures in some or all single-family zoning districts.
Status in Holly Springs
•
•

•

Predominance of single-family zoning limits the type and
supply of new housing
Zoning districts that allow attached dwellings typically
require Town Council approval, increasing development
time and cost
Only nonresidential buildings less than 40,000 sf and
subdivisions with four or fewer lots are allowed by-right
Program Design Considerations

•

Geographic targeting: Some or all single-family
neighborhoods

•

Systemic affordability: Reduce price pressures on new
development by allowing increased density

•

Resource efficiency: High degree of local control, and no
funding required

•

Political feasibility: E.g., resistance to zoning reform by
existing homeowners in single-family neighborhoods

Level of Impact
Primary
Beneficiaries

Low- and moderate-income renters and
potential homeowners

Scale

Modest up-zoning could increase the total
number of housing units by 14% over 5 years
(based on study of Bay Area cities)

Key Actors

Planning Board, Town Council

Examples from
Other Markets

Arlington, VA; Minneapolis, MN; Portland, OR;
Durham, NC

Total Potential
Impact

High – one of the most effective ways to
increase the supply of housing
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Source: HR&A report for the Greenlining Institute: “The Effects of Up-Zoning Single-Family Neighborhoods on Supply, Affordability, and Displacement”
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LAND USE TOOLS

Soft Density By-Right

Change zoning to allow 2- to 4-unit structures in some or all single-family zoning areas.

•

Reduced price point of new housing in single-family
neighborhoods will increase town-wide affordability

•

Significant increase in the supply of housing depending
on the number of single-family neighborhoods
targeted and the structure of zoning reform

•

•

E.g., in the Bay Area, projected 14% increase in
total housing units over 5 years

•

Opportunity to create homeownership units

New units are concentrated in neighborhoods where
there is strong demand for housing and/or investor
ownership

•

Lack of political support for up-zoning – e.g., fear from
existing homeowners that new structures will reduce
home values
•
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Precedent cases from across the country – e.g.,
Arlington and Minneapolis have shown no
evidence for zoning changes suppressing
surrounding home values

•

Up-zoning will most likely not affect all single-family
neighborhoods

•

Up-zoning will lead to the redevelopment of some
naturally occurring affordable housing (NOAH)

Source: HR&A report for the Greenlining Institute: “The Effects of Up-Zoning Single-Family Neighborhoods on Supply, Affordability, and Displacement”
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LAND USE TOOLS

Multifamily By-Right

Identify locations to allow more multifamily development. Streamline development review process to reduce
barriers for housing development.
Status in Holly Springs
•

Current zoning regulations limit the development of
multifamily development and generally require Town
Council approval

Level of Impact
Primary
Beneficiaries

Low- and moderate-income renters

Scale

Downtown Village District and other sites
determined suitable for multifamily

Key Actors

Planning Board, Town Council

Examples from
Other Markets

Fairfax County, VA; Minneapolis, MN; Austin
TX

Total Potential
Impact

High – one of the most effective ways to
increase the supply of housing

Program Design Considerations
•

Format: regulations (increase by-right density in areas that
allow multifamily, zone more areas for multifamily);
processes (streamline entitlements & review processes)

•

Specifications: evaluate potential zoning changes,

•

Geographic targeting: removes a key barrier to housing
supply and lets the Town proactively set target areas for
increased density
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LAND USE TOOLS

Streamline Development Process

Streamline the development process to increase development feasibility.
Status in Holly Springs
•

•

All subdivisions with at least five lots and buildings at least
40,000 square feet in size require development plan
approval by Town Council
This nearly doubles the administrative review timeline

Level of Impact
Primary
Beneficiaries

Low- and moderate-income renters and
potential homeowners due to increased
supply

Scale

Town-wide

Key Actors

Planning Board, Town Council

Examples from
Other Markets

Austin, TX; Boston, MA; Montgomery County,
MD

Total Potential
Impact

Medium – will increase supply, but requires
other changes, such as density increases to
maximize impact
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Program Design Considerations
•

Affordable housing: Consider streamlined process for
developments offering affordable units

•

Staff capacity: Ensure Development Services has
resources to manage quicker timelines

•

Town priorities: Balance streamlined process with Town
goals for development
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LAND USE TOOLS

Design Standards

Change subdivision and design standards increasing the cost of development
Status in Holly Springs
•

•

Most subdivisions require a longer timeline and Town
Council approval, increase the time and cost of
development in Holly Springs
Holly Spring also has other design standards, such as tree
save, parking requirements, open space requirements, and
rear-loaded alleys, that could potentially increase the cost
of development
Program Design Considerations

•

Target Standards: Identify which design standards are
hampering development that can be adjusted

•

Affordable housing: Consider additional design
adjustments in lieu of affordability commitments

•

Town priorities: Balance design standard changes with
Town goals for development

Level of Impact
Primary
Beneficiaries

Moderate income renters and potential firsttime homebuyers

Scale

Town-wide

Key Actors

Planning Board, Town Council

Examples from
Other Markets

Maricopa County, AZ

Total Potential
Impact

Medium – facilitates increased development.
Needs to be paired with other tools to
increase impact
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PUBLIC FUNDING TOOLS

Local funding is the linchpin for many new construction or rehabilitation
affordable housing deals. It is one of the few areas that is under Holly Springs’ control.

ILLUSTRATIVE CAPITAL STACK: 4% LIHTC
Local funding is key to leveraging state and federal
funding.
State funding for affordable housing is significant and
allocated at the project level. Leveraging state funding
should be a high priority for the Town.

$2.5 M (12%)
$5.0 M (25%)
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Local City Gap Funding
Town Funds & Fee-in-Lieu
State Funds
State DOH

$5.5 M
(27%)

LIHTC Equity
4% Credits

$1.0 M (5%)

Hard Debt

$6.5 M (31%)

Seller Loan &
Deferred Fees

Total: $20,500,000
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PUBLIC FUNDING TOOLS

The following potential subsidy tools can help directly and indirectly support the provision
of housing affordability in Holly Springs.
Down Payment
Assistance

Provide funding in the form of a grant or forgivable loan to reduce the up-front costs of
purchasing a home. To increase impact, pair program with counseling for first-time
homebuyers.

Community Land
Trusts (CLTs)

Separate ownership of the land from ownership of the home to control resale value and
ensure homeownership affordability in perpetuity.

Employer-Assisted
Housing Program

Add scoring criteria to economic development incentive policy to encourage employerassisted housing

Gap Financing

Provide gap financing and other support as needed to increase the production of LIHTC
housing

Fee Reimbursements

Allow for certain fee reimbursements to reduce the cost of development in exchange for
affordability

Owner-Occupied
Rehab (OOR)

Support homeowners in staying in their homes and aging-in-place by making upgrades to
their homes

Funding for Legal
Services

Provide funding to pay for legal services for tenants facing eviction
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PUBLIC FUNDING TOOLS

Down Payment Assistance & Homeownership Counseling

Provide funding in the form of a grant or forgivable loan to reduce the up-front costs of purchasing a home. To
increase impact, pair program with counseling for first-time homebuyers

•
Sample Down Payment Assistance
$15,000 from
household
$20,000 DPA

Total
Purchase •
Price

•
$250,000
$225,000
Mortgage

Down payment assistance is a grant or loan to low- or
moderate-income households enabling them to meet the
down payment requirements to purchase a home.
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This is particularly helpful when households have incomes
sufficient to make mortgage payments but do not have the
assets required for down payment and closing costs.
Homeownership counseling helps existing or prospective
homeowners to plan for the costs of homeownership.
•
•
•
•
•
•
•

Housing Counseling may include:
Identify affordable purchase prices and evaluate mortgage options
How to choose a home, a real estate agent, insurance, etc.
Navigating inspections, home purchase, and closing
Planning for full costs of homeownership including maintenance needs
How to avoid discrimination & predatory lenders
Financial planning assistance
Foreclosure prevention
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PUBLIC FUNDING TOOLS

Down Payment Assistance & Homeownership Counseling

Provide funding in the form of a grant or forgivable loan to reduce the up-front costs of purchasing a home. To
increase impact, pair program with counseling for first-time homebuyers
Status in Holly Springs
•

Holly Springs does not have a down payment assistance
program or provide homeownership counseling

•

Wake County launched the Affordable Homeownership
Program in 2021 to provide down payment assistance

Program Design Considerations

Level of Impact
Cost per Unit

$35,000 - $40,000 per household

Primary
Beneficiaries

Low- and moderate-income homebuyers (50%
- 80% AMI, equivalent to incomes of $47,850 $76,560 for a family of 4)

Scale

Town-wide

•

Program Scale: Extent of funding will directly correlate to
the extent of impact

•

Eligibility: Determine target households (e.g. households
at 80% AMI, older households, veterans, etc.)

Key Actors

Development Services, Wake County, Private
lenders and funders, Nonprofit partners

•

Buyer Financing: Structure financing structure,
considering loan forgiveness, reduced interest rates, etc.

Examples from
Other Markets

Raleigh and Durham

•

Level of Assistance: Determine per household maximum

•

Price Cap: Consider max sales price eligibility

Total Potential
Impact

High – homeownership assistance can help
households with limited funds overcome the
racial asset gap and build wealth
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PUBLIC FUNDING TOOLS

Community Land Trusts (CLTs)

Separate ownership of the land from ownership of the home to control resale value and ensure homeownership
affordability in perpetuity.
Status in Holly Springs
•

Raleigh Area Land Trust (RALT) is a new CLT looking to
expand community ownership in the region
Program Design Considerations

•

•

•

Purpose: Create opportunities for perpetual, affordable
homeownership for low-income households by
selling homes at lower cost to income-qualified buyers,
while placing restrictions on resale price of the properties.
Implementation: A community-based organization, such
as a local housing nonprofit or community development
corporation, makes an upfront investment, buys a site, and
creates an affordability covenant restricting the
affordability of homes sold in perpetuity or low- to
moderate-income residents.
Structure: CLTs operate under a shared equity model,
whereby the community-based organization can create
permanently affordable housing and residents build equity.

Level of Impact
Cost per Unit

With Town contribution, $40,000 - $65,000 per
home in Wake County, NC and Austin, TX, for
example

Primary
Beneficiaries

Low- and moderate-income potential
homeowners

Scale

Town-wide

Key Actors

Raleigh Area Land Trust, Development
Services

Examples from
Other Markets

Boston, MA, Austin, TX, Durham, NC

Total Potential
Impact

High – preserves long-term affordability of
homes and provide access to wealth creation
to low and moderate-income residents
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PUBLIC FUNDING TOOLS

Economic Incentives for Employer-Assisted Housing Program

Add scoring criteria to economic development incentive policy to encourage employer-assisted housing
Status in Holly Springs
•

•

Holly Springs has provided economic development
incentives for companies making significant investments in
the Town
Previous incentives have not included employer-assisted
housing

Level of Impact
Primary
Beneficiaries

Employees of new firms

Scale

Limited to firms receiving incentive dollars

Key Actors

Economic Development, Town Council

Examples from
Other Markets

Detroit, MI, Baltimore, MD

Total Potential
Impact

Low – Good tool in the toolbox but impacts
limited number of households. Cannot be
required, only incentivized

Housing Need in Holly Springs | HR&A Advisors

DRAFT

Program Design Considerations
•

Scoring criteria: Impact offering employer-assisted
housing has on eligible incentive award

•

Eligibility: Determine target households (e.g. households
at 80% AMI, older households, veterans, etc.)

•

Level of Assistance: Determine per household maximum

•

Price Cap: Consider max sales price eligibility

•

Administration: Determine oversight responsibility

Source: Local Housing Solutions
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PUBLIC FUNDING TOOLS

Economic Incentives for Employer-Assisted Housing Program

Add scoring criteria to economic development incentive policy to encourage employer-assisted housing

Metropolitan Planning Council (MPC): Chicago, IL
•

•

•

MPC, a nonprofit organization serving the Chicago
area, connects employers with nonprofit housing
counselors who can provide homeownership
counseling and financing assistance.
Employers typically receive incentives, such as tax
credits or matching funds, to make employer-assisted
housing financially viable
By partnering employers with a nonprofit organization,
MPC shifts the administrative burden of running the
program away from the employer, increasing viability
of the program

Source: Local Housing Solutions

Live Near Your Work program: Baltimore, MD
•

Partnership between the City of Baltimore and
participating local companies.

•

The City provides a $1,000 to $2,500 match to
employer contributions (for a combined total of up to
$5,000) for employees to apply to down payment and
closing costs.

•

Participant requirements:
•

Must be a first-time homebuyer

•

Must live in the City

•

Must be their primary residence

•

Must contribute at least $1,000 towards the
purchase of the home
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PUBLIC FUNDING TOOLS

Gap Financing

Provide gap financing and other support as needed to increase the production of LIHTC housing

•

Federal Low Income Housing Tax Credits (LIHTC) are the
primary tool for the development of subsidized rental
housing.

•

Tax credits are awarded through the North Carolina
Housing Finance Agency (NHFA)

•

•

9% Tax Credits are allocated through a competitive
process and usually cover 70%-80% of development
cost.

•

4% Tax Credits are awarded by right to qualifying
projects and usually cover 30-40% of development
cost.
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Wake County has a program to provide gap financing to
LIHTC developments
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PUBLIC FUNDING TOOLS

Gap Financing – Wake County Context
•

9% LIHTC deals are competitive but provide significant federal subsidy.

•

Wake County has combined 9% subsidy with loan programs to produce affordable housing units.

•

To target deeper levels of affordability in LIHTC projects, municipalities can contribute gap financing to cover
the development gap created by units with lower rents.

Example 9% LIHTC Deal (Wake County, NC)
$250K WHLP Loan
$800K RPP Loan

$6.1M
LIHTC Equity

$1.1M Permanent Loan
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Total Development Costs: $8.3M | Total Units: 56

Permanent Loan

WHLP

The permanent loan represents the
amount of permanent debt that a
project can support. This amount is
directly related to rental revenue.

The Workforce Housing Loan Program
is administered by NHFA and combines
with LIHTC awards to provide a deferred
loan for project costs.

LIHTC Equity

RPP Loan

LIHTC equity is the subsidy available for
projects due to federal contributions of
Low-Income Housing Tax Credit dollars.

Rental Production Program loans are
administered by NHFA, combine with
LIHTC, and provide long-term financing
for projects that serve HHs below 60%
AMI.
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PUBLIC FUNDING TOOLS

Gap Financing

Provide gap financing as needed to increase the production of LIHTC housing
Status in Holly Springs
•
•

Wake County manages a gap financing program for LIHTC
units
Holly Springs could provide a match to Wake County’s
program
Program Design Considerations

•

Legal: LIHTC projects can only occur where multifamily
housing is permitted.

•

Financial: LIHTC is expensive and can require significant
local subsidy. Wake County provides gap financing for
LIHTC projects that Holly Springs could leverage with a
local match.

•

Design: Subsidy will not address the site and location
barriers to LIHTC development, though planned transit
investments may provide an opportunity to identify highscoring sites.

Level of Impact
Primary
Beneficiaries

Low- and moderate-income renters and
potential homeowners

Scale

Where multifamily development is allowed

Key Actors

Wake County, Development Services

Examples from
Other Markets

Wake County, Raleigh, Charlotte

Total Potential
Impact

High – LIHTC gap financing is one of the
primary ways to produce units affordable to
households at or below 60% of Area Median
Income
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PUBLIC FUNDING TOOLS

Fee Reimbursement

Fee reductions waive, reimburse, or defer a variety of fees typically incurred throughout a project lifespan
Status in Holly Springs
•

Holly Springs traditionally has not offered fee
reimbursements

Program Design Considerations
•

Target fees: Identify which fees impact project feasibility
while balancing policy goals

•

Affordability requirements: Develop criteria to determine
when fee reimbursements are considered

•

Infrastructure needs: Balance fee reimbursements with
Town infrastructure needs

•

Administration: Identify entity to oversee affordable units
and verify affordability criteria is met

Level of Impact
Primary
Beneficiaries

Low- and moderate-income renters

Scale

Town-wide

Key Actors

Development Services, Planning Board, Town
Council

Examples from
Other Markets

Austin, TX

Total Potential
Impact

Medium – Reduced fees contribute to
affordability primarily through direct cost
reduction. Impact dependent on size of fee.
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PUBLIC FUNDING TOOLS

Owner-Occupied Rehab (OOR)

Support homeowners in staying in their homes and aging-in-place by making upgrades to their homes
Status in Holly Springs
•
•

Holly Springs does not have an owner-occupied
rehabilitation program
Wake County offers grants for home repairs for
homeowners making 50% or less of Area Median Income.

Level of Impact
Primary
Beneficiaries

Low- and moderate-income homeowners

Scale

Town-wide

Key Actors

Wake County, Development Services, Nonprofit partners

Examples from
Other Markets

Wake County, Raleigh, Apex, Durham

Total Potential
Impact

Medium – supports existing homeowners,
but can limited by funding and doesn’t
increase supply
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Program Design Considerations
•

Target improvements: Options include modernization,
weatherization, and handicap-accessible modifications

•

Financing Structure: Homeowners can receive OOR funds
through grants, loans, or tax abatements.

•

Program Scale: Extent of funding will directly correlate to
the extent of impact

•

Eligibility: Determine target households (e.g. households
at 80% AMI, older households, veterans, etc.)
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PUBLIC FUNDING TOOLS

Funding for Legal Services

Provide funding to pay for legal services for tenants facing eviction
Status in Holly Springs
•
•

North Carolina state law prevents the Town from
mandating a right to counsel in eviction cases
However, the Town can provide funding for tenants facing
eviction to access legal services such as mediation or
representation in court

Level of Impact
Primary
Beneficiaries

Low-income households facing eviction

Scale

Town-wide

Key Actors

Wake County, Development Services, Nonprofit partners, Legal Aid

Examples from
Other Markets

Durham

Total Potential
Impact

High – Prevent evictions and homelessness
and support housing stability for Holly Springs
renters
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Program Design Considerations
•

Financial: Depends on scale of need

•

Organizational: The Town will need to develop
partnerships with local legal services providers, such as
Legal Aid NC

•

Legal: The Town can provide funding for programming but
cannot mandate right to counsel
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TENANTS’ RIGHTS TOOLS

The following potential tenants’ right tools can help directly and indirectly support the
provision of housing affordability in Holly Springs.
Tenant Opportunity
to Purchase

Allow tenants the opportunity to purchase a property and preserve its affordability at the
time when an owner intends to sell.
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TENANTS’ RIGHTS TOOLS

Tenant Opportunity to Purchase

Allow tenants the opportunity to purchase a property and preserve its affordability at the time when an owner
intends to sell.
Status in Holly Springs
•

Tenant Opportunity to Purchase does not exist in Holly
Springs

Program Design Considerations
•

Eligible properties: E.g., single-unit, 2- to 4- unit, 5+ unit

•

Length of negotiation period (and possibility of
extensions): e.g., 120 days

•

Definitions of good and bad faith offers: e.g., landlord
obligation to offer terms at least as favorable as those
offered to a third party

•

Deposit requirement

•

Tenant application requirements

Level of Impact
Cost per Unit

Low, but may be more effective paired with
down-payment assistance

Primary
Beneficiaries

Moderate-income renters

Key Actors

Town, local Community Development
Financial Institution (CDFI) such as Self-Help
Credit Union

Examples from
Other Markets

Washington, D.C.

Total Potential
Impact

Moderate
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