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2016 - 2020

.  EXECUTIVE SUMMARY

A. NEED FOR AFFORDABLE HOUSING

Every resident of Orange County, North Carolina deserves a decent, safe, sound and
affordable place to live, in a neighborhood that provides opportunities to succeed.

The market alone is not always able to meet that need, and, accordingly,
governments at all |l evel s must work togeth
affordable housing has reached a crisis. Much of the housing in Orange County is

not affordable to low- and moderate-income households and working families who

are oftentimes cost burdened by 30% or more in their housing costs.

This Orange County Affordable Housing Strategic Plan: 2016 -2020 (AHSP) has
been devel oped a s-rangéasiorCior addresgivgsaffordable gousing
needs over the next five (5) years. The AHSP analyzes the current housing market,
examines trends in the housing market economic opportunities of Orange County,
identifies shortcomings in affordable housing countywide, determines goals for the
next five years, and proposes strategies to meet those goals.

The AHSP focuses on the status and interaction of four (4) fundamental conditions
within the community:

The rental and homeowner housing market;
Economic trends, specifically in terms of household income;
The provision of financial assistance for dwellings;

o] Public policies and actions affecting affordable housing;
The methodology employed to undertake the AHSP includes:

o O O

1 Research
Demographic data for the County for purposes of analysis included:

o] the U.S. Census, American Community Survey and the HUD
Comprehensive Housing Affordability Strategy (CHAS) data and tables
and other federal and state programs and local data sources

o] A review of the affordable housing objectives and policies of Orange
County, Chapel Hill, Carrboro, and Hillsborough
o] A review of local real estate and mortgage practices
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i Interviews & Meetings
o] Meetings and/or interviews were conducted with County Staff,
representatives from Chapel Hill, Carrboro, and Hillsborough, public
housing providers in Orange County and the Town of Chapel Hill,
community and social service/advocacy agencies for the disabled,
housing providers, the local Board of Realtors, and home builders.
Because this analysis involves four entities, data will be presented in the following
order when available: Orange County (or Durham-Chapel Hill, NC MSA where
appropriate), the Town of Chapel Hill, the Town of Carrboro, and finally the Town of
Hillsborough (see the map on the following page, Municipalities of Orange County,
NC). This AHSP provides an broad view of the County and affordable housing needs
and related strategies and recommendations recognizing that actions in one area
may affect the actions in the other areas requiring on going collaboration and
engagement of the community, affordable housing providers and municipal partners.
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Municipalities of Orange County, North Carolina

Orange County, NC

Cedar Grove
Township

Little River
Township

Eno

Hillsborough
3 Township

Township

Chapel Hill
Township

Bingham
Towmnship
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B.

COUNTY GOALS AND PRIORITIES:

The Orange County Board of County Commissioners adopted the following five
County Goals and Priorities for Fiscal Year 2009 and has reaffirmed them through to
2016. While this AHSP most specifically addresses Goal One, it connects to and
supports each of these five goals.

Goal One: Ensure a community network of basic human services and
infrastructure that maintains, protects and promotes the well-being of all
County residents.

Goal Two: Promote an interactive and transparent system of governance that
reflects community values.

Goal Three: Implement planning and economic development policies which
create a balanced, dynamic local economy, and which promote diversity,
sustainable growth and enhanced revenue while embracing community values.

Goal Four: Invest in quality County facilities, a diverse work force, and
technology to achieve a high performing County government.\

Goal Five: Create, preserve, and protect a natural environment that includes
clean water, clean air, wildlife, important natural lands and sustainable energy
for present and future generations.

The Orange County Board of Commissioners (BOCC) met on January 29, 2016 for
an annual retreat. In reviewing the five county goals of the BOCC above, affordable
housing was a high priority under Goal 1: Ensure a community network of basic
human services and infrastructure that maintains, protects, and promotes the well-
being of all county residents. The Board further stated that there be a priority for
decent, standard housing options for all residents regardless of household income
level and that funds be used to develop a targeted number of units (set numerical
goal), especially rentals. The AHSP addresses this priority of the Board.

AFFORDABLE HOUSING NEEDS:

In developing an Affordable Housing Strategic Plan in Orange County, the
demographic and socio-economic characteristics of the County were evaluated as a
basis for determining and identifying affordable housing issues in the County. Some
of the findings as presented in the tables, maps, data and analyses of the AHSP are
summarized below and include the following:
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Income and Poverty

The median income for Orange County has continued to be well above that for
the state and neighboring jurisdictions. In 2011 the median household income
for Orange County was $56,055, compared to $46,291 for North Carolina.

Based on a comparison between the 2000 Census and 2007-2011 American

Community Survey estimat es, Orange Co

11.5% between 2000 and 2011. The median household income of the area
increased almost threefold compared to the population increase, 32.3%. This
indicates that a higher percentage of higher income persons moved into the
area.

In comparison, to an increase in median household income, nearly forty
percent (39.74%) of all residents in Orange County were considered low- to

1 moderate-income at the time of the 2010 U.S. Census. In the Town of Chapel
Hill, approximately 37.44% of the residents were considered low- to moderate-
income at the time of the 2007-2011 American Community Survey. The Town
of Carrboro had a 46.07% low- to moderate-income population percentage,
while 46.43% of the Town of Hillsborough was low- to moderate-income.

As median income has gone up so have the number of residents in poverty
and in unstable and or substandard housing; and the number faced with the
option of last result--moving out of their community and the county for
affordable housing.

T The Countyos poverty statistics for
particularly for single mothers. The chart in the housing market analysis of the
AHSP illustrates the poverty statistics for families living in Orange County. At
the time of the 2007-2011 American Community Survey, the percentage of
some families with children living below the poverty level was as follows:

1 Families with related children under the age of 18 was 14.5%.
1 Female-headed families with related children under the age of 18
was 35.2%.
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Families with a householder who is White is 6.1%

Families with a householder who is Black or African American is
20.6%.

1 Families with a householder who is Asian is 15.4%.

1 Families with a householder who is Hispanic or Latino is 29.4%.

1
il

1 In 2011, approximately 8.7% of all families in the Town of Chapel Hill lived
below the poverty level; of the female householders, 28.3% were below the
poverty level and 30.9% of those with children under 18 years were below
poverty.

1 In the Town of Carrboro, approximately 10.1% of all families were below
the poverty level; of the female head of households, 27.7% were below
poverty level and 31.3% lived with related children under 18 years.

Rental and Owner Occupied Housing Stock and Housing Costs

1 According to the 2007-2011 American Community Survey, there were 50,837
households in Orange County; compared to the 2000 Census that reported
45,863 households in the County. Of the households in 2011, 60.2% were
owners and 39.8% were renters, whereas in 2000, 57.6% were owners and
42.4% were renters; there was a small increase in homeownership over the
decade.

1 Of the three jurisdictions, Hillsborough has the highest percentage of owner-
occupied units at 55% and Chapel Hill is closer to an equal distribution
between owner-occupied units at 49.1% and 50.9% respectively. Carrboro
has the largest percentage of rental housing stock, 64.5%. Hillsborough in
relation to its overall housing stock has the highest percentage of older
housing, 25% built before 1960. This is more recently being balanced by new
construction; however there is still the need to improve and preserve the
existing affordable housing stock.

According to the 2007-2011 American Community Survey, there are 55,315
housing units in Orange County, of which 50,837 (91.9%) are occupied; this
leaves a vacancy rate of 8.1% in the County.
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The median value of owner-occupied homes in Orange County in 2000 was
$179,000, compared to $108,300 for the State of North Carolina. The median
value of owner-occupied homes in Orange County in 2011 was $270,300
compared to $152,700 for the State of North Carolina. The values of the
housing stock in Orange County continue to be substantially higher than those
of the State of North Carolina as a whole and of neighboring jurisdictions.

9 Just over a quarter of all owner-occupied households (28.6%) with a mortgage
are paying over 30% of their monthly income on housing, indicating a
moderate percentage of owners whose housing is not considered affordable.
The median mortgage expense in Orange County for 2000 was $1,333,
compared to $1,831 in 2011.

1 Residents of Hillsborough had the lowest median monthly housing costs
among the three jurisdictions for owner-occupied units, paying $1,383.
Carrboro had the highest monthly housing cost for homeowners of the three
jurisdictions at $1,873 per month. Chapel Hill has monthly housing costs of
$1,673 per month.

The median
monthly housing cost for Chapel Hill in 2011 was $1,095; the median monthly
housing cost for Carrboro was $885; the median monthly housing cost for
Hillsborough was $964. While rents in the past were relatively more affordable
in Hillsborough the trend is much higher increases in rent.

1 According to the 2007-2011 American Community Survey (ACS) data, there
were 50,837 households in 2011 in Orange County. Based on this data,
14,494 (28.5%) of all households were single person households living alone.
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Cost Burdened

A central housing problem facing many households in Orange County is a lack

of affordable housing and many of the
paying more than 30% (cost burdened) to more than 50% (severely cost
burdened) of their total household income on the monthly cost for housing.

According to the 2007-2011 ACS data, 44.1% of all renter households are cost
burdened by 30% or more, and 12.1% of all owner households are cost
burdened by 30% or more. In addition, 28.4% of all renter households are cost
burdened by 50% or more, and 7.7% of all owner households are cost
burdened by 50% or more.

1 In Chapel Hill, 53.5% of all renter households are cost burdened by 30% or
more, and 19.8% of owner-occupied households are cost burdened by 30% or
more. Additionally, 35.8% of renter households are cost burdened by 50% or
more and only 9.4% of owner-occupied households are cost burdened by 50%
or more.

1 In Carrboro, 47.9% of all renter households are cost burdened by 30% or
more, and 30.7% of owner-occupied households are cost burdened by 30% or
more. Additionally, 23.9% of renter households are cost burdened by 50% or
more and only 9.3% of owner-occupied households are cost burdened by 50%
or more.

1 In Hillsborough, 43.4% of all renter households are cost burdened by 30% or
more, and 39.0% of owner-occupied households are cost burdened by 30% or
more. Additionally, 34.4% of renter households are cost burdened by 50% or
more and only 9.8% of owner-occupied households are cost burdened by 50%
or more.

Mobile Homes (Manufactured Housing)

There was also a slight decline in multi-family units of twenty or more
units (down from 9.1% to 7.1%).

1 Mobile home parks in Orange County are geographically located throughout
the entire County but most are clustered along the major state and federal
highway corridors.
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Fifty-four (54) of the mobile homes are located in the
southern half of the county which includes the portions of the County south of
Hillsborough. There are only three (3) mobile home parks located in the
northernmost quarter of the county.

In January 2016, the condition of each of the 2,017 mobile homes in the 100
mobile home parks of the County was analyzed as to the scope of
rehabilitation work needed to make the mobile home safe, sound, and secure,
and to bring it up to minimum code standards. It was determined that:

378 (18.74%) mobile homes are in sound condition

990 (49.08%) mobile homes are in need of minor repairs

580 (28.76%) mobile homes are in need of major repairs

69 (3.42%) mobile homes are economically infeasible to repair

A total of 55 mobile home parks had vacant spaces (250 vacant
spaces). Of those parks with vacancies, the average number of
vacancies is 4.6 spaces with the largest number of vacancies at one
park of 28 spaces available with room to expand.

= =4 =4 -4 N

According to the 2010-2014 American Community Survey, there are an
estimated 4,089 mobile homes in Orange County, 7.3% of the total housing
units. This indicates that roughly half of all mobile homes are located outside
of mobile home parks.

The average sales price for manufactured housing also has continued to
steadily increase with the smallest unit costing approximately $39, 500 in 2010
to $45,000 in 2014 for 1,115 sq. ft. unit and larger units ranging from $65,300
($45.41/sq. ft.) to $82,000 for a 1710 sq. ft. unit ($47.95/sq. ft.).

A comparison of other manufactured housing with stick
built was also examined in the AHSP. The AHSP recommends that the county
continue to pursue ways to work with landowners and owners of individual
units to preserve and expand this stock of housing where feasible and
environmentally suitable.

Persons with Disabilities

The 2007-2011 ACS data showed the number of disabled individuals in
Orange County to be approximately 11,180 or 8.4% of the total population
over the age of 5 (126,228). This is an indicator of the need for housing for
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the disabled which are mainly low- and moderate-income, and do not have
housing resources that are accessible and/or affordable.

Of persons with disabilities between ages five and seventeen (1,079), most
have cognitive difficulties, followed by individuals that have self-care
difficulties.

Of persons with disabilities between ages eighteen to sixty-four (6,326), the
disabilities for high numbers of persons span the range of difficulties including
difficulty with independent living.

Of the population age 65 and older (12,749), 29.6% (3,775) have a
disability that also span a range of difficulties including hearing,
cognitive, ambulatory and vision among other difficulties.

Housing Needs of Seniors

More affordable housing options for seniors are also greatly needed. In sum,
to serve a county with 22,123 residents over 60 years of age Orange County
has approximately 1,534 designated senior-specific housing units across the
continuum of care.

Single person households aged 65 and over comprised 3,277 households, or
6.4% of all single person households. It is expected that as these seniors
continue to age in place, additional accommodations and special needs
housing wil!/ be necessary for this
County will need to assist in obtaining and providing funding and work with
housing service and senior support agencies to provide more programs,
activities, and accommodations for this growing population of the county.

Homeless

Another housing issue is the lack of continuous and coherent housing
supportive services.

Live and Work Pattern
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The following data highlights patterns in residency and employment in the
County (data was not available for Hillsborough): the population that live and
work in the jurisdiction is 20.11% (19,698) in Orange County; 10.56% (6,435)
in Chapel Hill and 4.75% (540) Carrboro.

Other Housing Problems

1 A household is considered to have a housing problem if it is cost burdened by
more than 30% of their income, experiencing overcrowding, or having
incomplete kitchen or plumbing facilities. The four severe housing problems
are lacks complete kitchen facilities; lacks complete plumbing facilities; more
than 1.5 persons per room; and cost burdened over 50%.

1 According to the 2006-2010 Comprehensive Housing Affordability Strategy
(CHAS) data (the most current complete set of the data):

This trend is much more
pronounced in the Town of Chapel Hill where renter households are almost
three times more likely to experience a housing problem than owner-occupied
households.

1 The 2006-2010 HUD CHAS data for Orange County reveals that, 43.4% of
renter households and 32.5% of owner-occupied households experienced one
of the four housing problems (incomplete kitchen facilities, incomplete
plumbing facilities, more than 1 person per room, and cost burdened by 30%
or more).

1 47% of all disabled renters have a housing problem that includes cost
burdened by 30% or more or another type of housing problem. 32% of
disabled homeowners have a housing problem that includes cost burdened by
30% or more or another type of housing problem.

1 In Carrboro 51.1% of renter households and 30.7% of owner occupied
households experienced a housing problem.
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1 In Chapel Hill 54.9% of renter households and 20.5% of owner-occupied
households experienced a housing problem.

1 In Hillsborough 47.3% of renter households and 39.0% of owner-occupied
households experienced a housing problem.

1 According to the 2007-2011 American Community Survey (the most current
complete set of census estimates): When comparing homeowners and
renters by race, AWhiteo househol ds repr ese
homeowner ship (84. 1%) wi t h nBl ack or
comprising (9.4%) of the total homeowners.

1 In examining housing needs and patterns to help determine goals and
strategies, analysis included the extent to which any racial/ethnic group has a
greater need in comparison to the Coun
detailing information by racial group and Hispanic origin has been compiled
from the CHAS data and the 2010 U.S. Census. Disproportionate need is
defined as a group having at least 10 percentage points higher than the
percentage of persons in that group as a whole. The following are some of
findings of disproportionate needs in Orange County. Some of the findings
with regards to homeownership, access to credit and financing among others
was:

1 The number of White, non-Hispanic middle-income applicants significantly
outnumbers the number of minority applicants, and minority households
have a lower origination rate and almost double the denial rate.

M1 Of the total number of AWhited househ
34. 48% are renters. Il n compari son, 0
households, 42.85% are homeowners and 57.15% are renters.

1 According to the Home Mortgage Disclosure Act (HMDA) data: The
percentage of total applications by Whites accounts for almost three-
guarters (74.3%) of the total number of applications, regardless of income.

1 Loan origination rates are higher for White applicants than for minority
applicants as a whole, and minority denial rates are higher than White
denial rates.

In summary, the extremely and very low-income residents of the county (0 to
30% to 50% of median income) including seniors, the homeless and persons
at-risk of homelessness and persons with disabilities are the most adversely
affected by the high cost of housing and the great lack of affordable housing in
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Orange County. The lack of affordable housing that is decent, safe, and sound
forces these residents of the county into substandard housing and a life of
instability that also affects education, health and employment outcomes for
families and individuals and the community.

I n providing a continuum of af fordabl

include other special needs housing such as a place for persons who are
victims of domestic violence and having a shelter(s) that can appropriately
serve a mix of families and individuals. Goals should include strengthening
planning and coordination of resources for emergency situations where
families and individuals become homeless due to life events, acts of nature or
involuntary displacement to help them return to or obtain as quickly and
effectively as possible stable housing and independence. The following
section (Section D.) provides the proposed Orange County Strategic Plan
Goals and Strategies: 2016 1 2020 and respective actions and
recommendations.

NOTE: AFFORDABLE HOUSING PRIMER

For your information and convenience, at the following links is the website féffandable
Housing Primethat is a helpful basic reference and educational tool produced by the North
Carolina Housing Coalition on affordable housing including affordable housing terms and programs:

http://www.nchousing.org/research-data/affordable-housingprimer/2009-affordable-housing
primer/Affordable Housing Primer 2009 final.pdf
http://www.nchousing.org/research-data/affordable-housingprimer (by Table of Contents)
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D. STRATEGIC PLAN GOALS AND STRATEGIES: 2016 - 2020

Affordable Housing is the foundation for achieving self-sufficiency and promotes
stronger, more inclusive communities.

The AHSP is intended to be a Alivingo affo
framework for moving forward in addressing the affordable housing needs of current

and future County residents. The successful implementation of the AHSP is based in

the expectation and more importantly in the commitment to work together

coll aboratively with the Countyds municipa
private community partners, Advisory Boards, Authorities and Commissions and the
community at large to meet the affordable housing needs of the County. There will

be many additional opportunities for public and private entities and the community to

have further input into the AHSP and implementation of the goals, strategies and

actions and recommendations.

The ASHP builds upon the analyses, data, community-wide input, findings and
strategies in the Orange County Consolidated Plan and the Analysis of Impediments
to fair housing choice prepared for the Orange County HOME Consortium that is
comprised of Orange County and the Town of Carrboro, Town of Chapel Hill and
Town of Hillsborough. The AHSP identifies the critical need for affordable housing for
individuals and households of extremely and very low income and for population
groups with special needs including the homeless, persons with physical and or
mental disabilities and the elderly.

The AHSP reviews existing affordable housing programs and tools of the County and
assessments of indnstockc Dhis mdluged exanmning rmobile home

parks of the County which provides a significant source of affordable housing,

publicly owned land and other development opportunities and challenges for

preserving and increasing the supply of affordable housing. The development
opportunities and challenges were examined
existing and planned infrastructure and access to transportation, employment,

services and other community assets.

The AHSP identifies goals for the next five years, and proposes strategies and
opportunities through a list of proposed actions and recommendations to meet those
goals. This includes the proposed county-wide shared goal of 1,000 affordable
housing units provided through acquisition, construction, urgent repair, assisted
housing, and rehabilitation of the existing housing stock, over the next five (5) years.

In order to begin to meet the need for affordable housing in Orange County,
particularly residents who are most cost burdened at 30% to 50 % median income as
discussed in the AHSP, the ASHP has a proposed overarching shared countywide
goal of 1,000 affordable housing units. The shared countywide goal of 1,000 units
are to be provided through acquisition, construction, urgent repair, assisted housing,
and rehabilitation of the existing housing stock, over the next five (5) years. At least
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500 of those units is recommended to be new assisted rental units through the
proposed five million dollar Bond for affordable housing in addition to other county
and public and private resources.

The AHSP proposes that of the 1000 units goal 25 i 30% of the units be rental units
serving extremely low and very low income households, at or below 30% i 50 % of
median income (using the federal definition) and another 25 - 30% serving special
needs populations including the homeless, persons with physical and or mental
disabilities and seniors. The highest priority is recommended for these populations
and then for individuals and households that are at or below 50 - 80% of median
income for the County.

The AHSP has identified ten goals with strategies provided for each goal and action
and recommendations to implement them. The thirty-three  Actions
(A)/Recommendations(R) are listed with each goal and set of strategies. Those
numbered with both A and R (AR) are Actions/Recommendations county staff is
requesting to pursue I mmediately and o
approval of the AHSP, the Director of the Department of Housing and Community
Development in consultation and collaboration with other county staff and approval of
the County Manager will bring back to the BOCC detailed work plans and metrics in
collaboration with the community, municipal partners, Advisory Boards and County
agencies as appropriate.

The format of the following table presents the ten goals, by each goal and the
respective plan strategies and actions (A)/recommendations (R). The actions
(A)/recommendations (R) are listed and grouped with the respective goal and related
strategies and are also numbered consecutively across all goals providing thirty-three
actions/recommendations in all. Those numbered with both A and R (AR) are
actions/recommendations county staff is requesting to pursue immediately and or
require more funding decisions.

Draft Affordable Housing Strategic Plan

r




-—

ORANGE COUNTY

NORTH CAROLINA

Orange County, North Carolina

Orange County Affordable Housing Strategic Plan

Goals: 2016 - 2020

*New Acquisitions, Constructio

n, Urgent Repairs, Newly Assisted and or Rehabilitated

GOAL 1:

Identify publically owned land or property located within the
County that may be used to address affordable housing needs
identified in the Plan.

Identi fy and pursue local, state, federal and private resources
including partnering with university communities to leverage
available resources (that include publicly owned land and surplus
facilities and financial support) for development of permanent
affordab | e housing at a |l evel that i
of decent safe and sound affordable housing for a broad cross
section (age and income) of the residents of Orange County.

Promote an innovative approach to multi -family and special
needs h ousing that is responsive to the needs of Orange County,
makes effective use of technology, addresses financial and
environmental sustainability, and provides quality developments
with balanced focus on reducing construction and maintenance
costs.

Locate affordable housing units/developments in areas that
are proximate to needed services, shopping, schools, transportation
options, and employment centers.

Support the development of permanent affordable workforce
housing options including creati ve and non -traditional options in
design (amenities, size, number of units and cost) for young adults
and other single individuals starting careers and families with
members in modest paying professional careers (such as teachers,
service workers and medic al assistants).

Provide county or other publicly
owned property through a RFP for the
immediate development of single
family attached, detached, and multi
family housing units. Based on the
SWOT analysis of publicly owned land,
the County owned, sm all-parcel
property (3 acres or less) will be
provided for the development of small
scale, single family detached and
attached (duplex, triplex) units for sale
or rent to qualified buyers and/or
occupants through partner affordable
housing non -profits.

Implement a competitive process
for evaluating proposals for
development and maintenance of
affordable housing inventory. The
proposals will be evaluated by the
Orange County Housing Authority and
and/or the Affordable Housing

Advisory Board as approp riate. These
bodies will make recommendations to
the BOCC on the distribution of any
county funds.
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Support a range of affordable housing initiatives in partnership
with non -profit organizations and outreach to the broader
community to leverage sta te and federal funds to provide a range of
housing opportunities for County residents.

Preserve and monitor the affordable housing stock that exists
by developing strategies, tools and partnerships that allow the
County to retain the supply of decen t, safe, sound, and accessible
housing that is affordable to low - and moderate -income owners and
renters including manufactured homes.

Plan for possible displaced homeowners and renters of
manufactured housing that may have difficulty finding other
sources of affordable housing due to rising land costs and rent,
expected particularly in Chapel Hill and Carrboro.

Coordinate the location of higher intensity / high density
residential and non  -residential development with existing or
planned locat ions of public transportation, commercial and
community services, and adequate supporting infrastructure (i.e.,
water and sewer, high  -speed internet access, streets, and
sidewalks), while avoiding areas with protected natural and cultural
resources. This ¢ ould be achieved by increasing allowable densities
and creating new mixed -use zoning districts where adequate public
services are available.

Improve the public infrastructure through rehabilitation,
reconstruction, and new construction that will fac ilitate affordable
housing and economic development.

Evaluate the feasibility of incentives and utilize them to
stimulate the development/ production of needed affordable low
income housing and increase participation and or private
investment by len  ders, landlords, apartments, developers and faith
based organizations.

The County should negotiate an
agreement with the Orange County
Housing Authority to manage and
maintain affordable housing inventory
owned by the County.

Through a Design Competition
create and implement an innovative
development plan and designs for the
larger county -owned parcel(s)
including the Southern Human Services
Center site that will include a mix of
affordable housing uses including
workforce housing and or special
needs housing and services as suited
to the site and identified priority
needs.

Assess land use planning efforts
to identify and provide greater
opportunities for the joint location of
affordable housing and employment
centers near existing or near term
construction of public utilities and
transportation which reduces
commuting times, traffic congestion
on roadways, air emissions, and
generally improve quality of life for
families and individuals.

Assess land use planning efforts
in consultation with the developer
community (for profit/nonprofit) to
identify potential barriers to
development and to identify effective
incentives for Orange County to
increase affordable housing options
including exploring the success of
other communities and evaluating
Chapel Hill 6s effort
developers to build affordable units
as part of new developments.

Utilize planning and development
opportunities, related to northern and
western Orange County that include
the NC 57/Spee dway Small Area Plan,
the Efland -Mebane Small Area Plan,
Economic Development Zoning
Districts, and the Efland Sewer Project,
as well as regulations and practices
contained in the Orange County
Unified Development Ordinance and
the Comprehensive Land Use P lan.
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With the completion of a
conditions survey and SWOT analysis
of mobile home parks in the County,
immediately pursue opportunities to
preserve the inventory, expand and or
improve this source of affordable
housing through acquisition, land
banking and partnership
opportunities. This may include and is
not limited to minor to moderate
repairs and or conversion of
underutilized parks to modular
housing, cottages, and or small
(micro/tiny) homes.

Encourage blending of
development that can be s upported by
on-site/individual wastewater and
utility systems (i.e. individual septic
and wells) to afford use of
underutilized mobile parks and small
sites where feasible.

Examine increasing allowable
densities and creating new mixed  -use
zoning dis tricts where adequate public
services are available.

Develop in collaboration with
community service providers:

1) acommunity plan to respond to
housing emergencies due to acts
of nature, life events, etc.;

2) acoordinated community -wide
service model for intake of
homeless individuals and families
seeking assistance; and a
displacement plan for larger
housing displacement events due
to new development and or sale of
property affecting households of
low income and no immediate
alternative housing optio  ns and to
minimize housing instability, loss
of personal property and an
adverse impact on families and
individuals and particularly on
vulnerable populations.
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GOAL 2:

Continue and strengthen collaboration between Agenci
(public/private) and with municipalities in and neighboring to
the County to support existing and new initiatives to meet
affordable housing and related service needs and to promote
maximum empowerment and self -sufficiency of all income
groups and house holds.

Promote the development of affordable, decent, safe and
sound rental housing that avoids the creation of areas of low
income concentration.

| mpl ement the Countyds
Consolidated Plan and the Housing Authority Plans.

Improve the parks, recreational centers, trails, libraries,
and all public and community facilities in the County to
provide access to these resources by all residents of the
County.

Increase public safety, community policing, municipa
services, and public service programs in distressed/problem
areas of the County.

Remove and eliminate blighting conditions through
demolition of vacant, abandoned and dilapidated structures
infeasible for rehabilitation and provide replacement hou
where determined feasible and or consider for land banking.

Promote neighborhood revitalization in strategic areas to
improve communities of low wealth and substandard
conditions through acquisition, demolition, rehabilitation,
code enforcement , infrastructure, infrastructure
improvements, housing construction, public and community
facilities improvements, and educational and employment
developmental opportunities.

es

Anal ysi s

sing

: 1) Continue to strengthen the intra
and inter - agency collaborat ion and
community engagement for addressing
specific needs and shared and or related
goals that include affordable housing. Some
of these include the Family Success Alliance
staffed by the Health Department; Master
Aging Plan, initiatives for the Partners  hip to
End Homelessness, working with OWASA to
reduce water consumption and increase cost
savings for tenants and homeowners,
transportation, and land use.

2) In consultation with our community
partners, fully utilize our community human
capital assets, ar eas of expertise and unique
capacities and special powers to facilitate
carrying out the goals and strategies and of
the

This may
include requesting our community partners,
particularly in are as of expertise, to
participate in developing guiding principles,
general guidelines and or design
criteria/considerations for the different
types of housing needed and planned over
the five year period of the Plan. This will
include engaging our Advisory  Boards,
Authorities and Commissions and other
public and private partners in their areas of
expertise such as the Orange County
Housing Authority under AR3 above to , our
Municipal Partners and the collective
leadership of the Board of Orange County
Commi ssioners (BOCC).
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1) Assist low - and moderate -income
households including Section 8 Housing
Choice Voucher Program households
through the Housing Authority in becoming
homeowners by providing down p  ayment
assistance, closing cost assistance, and pre
and post housing counseling training.

2) Develop a similar model for successful
obtainment, maintenance and retention of
rental housing and providers of rental
housing particularly for the Housing Choice
Voucher Program.

. Provide a Family Self -Sufficiency
Program for Section 8 Housing Choice
Voucher participants.

Accommodate the development of
group homes, foster care facilities,
transitional housing facilities and other
housing types in appro priate locations to
provide increased opportunities for social
interaction, a de -institutionalized lifestyle,
and gainful employment.
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GOAL 3:

Support the coordinated strategies undertaken by the
Partnership to End Homelessness for housing and support
services for homeless persons, and persons who are at risk of
becoming homeless.

Increase the number of accessible permanent housing
units through new construction and through rehabilitation of
existing housing units and through financial or development
incentives on available vacant and developable land in the
County.

Continue to enforce the ADA and Fair Housing
requirements for landlords to permit reasonable
accommodations to their rental properties so they become
accessi ble to tenants who are disabled.

Support the | ocal Continuum of
provide emergency shelter, increase support for rapid
rehousing, and permanent supportive housing for persons
and families who are homeless or who are at risk o
homeless.

f becoming

Assist and participate in collaborative
efforts in partnership with the local
Continuum of Care and the affordable
housing community and partners to address
the following unmet community needs:

1) an adequate emergency sh elter (s)
that can accommodate individuals
and families of mixed composition
and sex and for men;

2) a Domestic Violence shelter
according to best practices and
expertise in meeting the needs of
victims;

3) more permanent supportive housing
for disabled homeless people
including creative and non  -traditional
affordable housing options that
reduce cost and provide for more
affordable units; and service needs
of unaccompanied minors/youth.

Make full use of performance data
from the HMIS to help drive program
decision -making and to monitor, evaluate,
and report program and system  -wide
performance and gaps of the housing and
service delivery system for the homeless.

Continue to work collaboratively and
review other success models and evidence
based approa ches and or programs to
address the following challenges:

1) Identifying landlords willing to rent
to formerly homeless people, with
either short -term rental assistance
or assistance via a rapid rehousing
program or long -term rental
assistance via permanent
supportive housing tenant
voucher programs;

2) Bringing rapid rehousing
approaches to scale and providing
adequate funding for rapid
rehousing initiatives; and

-based
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3) Engaging homeless people in
developing a per manent (
plané and in worki
their own self -sufficiency, using
asset-based strategies.
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Goal 4:

Expand assistance in the retrofitting, repair, and
maintenance of existing homes owned by financially
challenged households, particularly those that are senior
residents.

Provide fi nancial and educational assistance to qualified
homebuyers; providing education and advocacy regarding
tenantsod6 rights; and providing
homeowners wanting to install indoor plumbing and/or
connect their properties to public water and

Increase the supply of affordable, decent, safe,
sound and accessible housing for senior residents, persons
with disabilities, and persons with other special needs
through rehabilitation of existing buildings and new
construction.

Improve the accessibility of owner occupied housing
through rehabilitation and improve renter occupied housing
by making reasonable accommodations for the physically
disabled and or develop programs to promote improvement of
substandard renter propertie S.

Support social service programs and facilities for the
elderly, persons with disabilities, and persons with other
special needs.

sewer facilities.

Expand the Countyds
Program to serve 50 to 60 senior residents
and or persons with disabilities, thereby
substantially reducing or practically
eliminating a long waiting list to serve this
population for urgent housing repair needs.
This would require an additional $150,000
to $200,000 to the current fiscal year
funding level of $75,000 allocated to
complete approximately 25 owner  -occupied
housing units of senior households and or
households with persons with a disability.

Implement a priority that of a total
number of assisted units of a project or
program, a certain percentage should serve
extremely low (30% AMI) and very low
income (50%AMI) elderly persons and
persons with a disability.
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GOAL 5:
Continue to provide financial assistance to low -and Leverage maximum funding through
moderate income homeowners to rehabilitate their exis ting the North Carolina Housing Finance Agency

owner -occupied housing.

Continue to require that all new housing built or located
in Orange County continues to meet the minimum standards
specified in the State of North Carolina Building Code, the
Orange County Unified Development Ordinance, the US
Department of Housing and Urban Development and the USDA
Rural Development Agency when appropriate.

Enforce state and local codes and ordinances to bring
buildings into compliance with the standards through
systematic enforcement.

Conduct Lead Based Paint (LBP) inspections and
assessments as necessary for full compliance with all
applicable LBP regulations and to control or reduce, to the
extent feasible, all LBP hazards in all older housing of the
County.

Single -Family Rehabilitation Loan Pool
(SFRLP) funds. Each recipient of SFRLP funds
is now eligible with recent program changes
for up to $500,000 (instead of $170K) to
conduct financially -feasible, moderate
housing rehabilitation for households that
are below 80% AMI. Due to the extent of
rehabilitation required for typical older
homes of Orange County applicants, few
homes can be completed based on the state
requirement of o nly $45K to bring each
home up to code. Additional funds of
$200,000 - $250,000 will allow the County
to complete approximately 10 homes
instead of three (3) homes and fully and
more effectively leverage the state funding.

Review t he Co umldoysing
Standards Ordinance in coordination with
the Affordable Housing Advisory Board to
provide recommendations to the BOCC on
making it an effective tool as intended in
fostering compliance with the Ordinance and
preserving the Counbpfyds
decent safe and sound housing.
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Goal 6:
|l mprove the publicds, | andl ords Continue to strengthen educational
ot her | enders6, and | ocal of fi ci a|andoutreach programs so all persons will

of the Fair Housing Act, related laws, regulations, and
requirements to affirmatively further fai r housing in the
community.

Strive for better intergovernmental cooperation between
Federal and State partners, County, local officials, as well as
community groups, to effectively identify and address
potential barriers to affordable housing choice
County Consortium Area.

in the Orange

Educate and promote that all residents have a right to
live outside impacted areas.

Require all public, private, and non -profit housing
developers to abide by provisions of the Fair Housing Act in
the de velopment of housing in Orange County.

The County Planning Department should monitor, review
and revise within the limits of state statutes the local zoning
ordinances as applicable to assure compliance with the Fair
Housing Act.

become aware of their rights under the Fair
Housing Act and the
Relations Ordinance and raise community
awareness and implementation to address
the full m eaning of affirmatively further fair
housing choice, especially for low  -income
residents, minorities and the disabled
population.

Cou
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GOAL 7:

Strengthen partnerships and program delivery that
provides increased employment, self -sufficiency, education,
job training, and technical assistance and economi (o
empowerment of low and moderate income residents in the
County.

Enhance the Countyds businesses
its tax base, and create a more sustainable economy for
residents and businesses.

Support and enhance workforce developme nt and skills
training that result in a olivahbl
opportunities, especially for low and moderate -income
individuals.

Support programming that enhances entrepreneurship
and small business development, expansion, and retention
within low - and moderate income areas and minority
neighborhoods.

Promote and encourage economic development to
increase employment opportunities.

Increase access to areas of education and employment
through housing choice and viable transport ation options.

Study, plan, and develop additional
bus routes to provide more public

transportation to bus-in
income workers and to have better access to

jobs, services, community amenities and
work force development opportunities
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GOAL 8:

Provide program management and oversight for the
successful administration and leveraging of federal, state,
private and local funded progra ms and projects; for support
of collaborative initiatives, community engagement; for
support of various Advisory Boards and Authorities and for
research and planning services, special studies and meeting
various environmental, fair housing, and other compl iance
requirements with all federal, state, and local laws and
regulations.

Provide leadership and or support to
staff and the community as needed to
implement the strategies and
recommendations of this Strategic Plan and
related County Plans and ac tivities with the
guidance and approval of the County
Manager and BOCC as needed and required
and with broad community involvement
including the Countyds

1) Continue to strengthen internal
management of funded programs and
projec ts including policies and procedures,
best practices, learning, training and
information sharing, reporting and intra and
interagency practices and coordination by
the Department. This includes listening to,
seeking to understand, continuous
engagement an d responsiveness to our
many customers and or partners.

2) Strive to ensure maximum leveraging of
resources, funding and programs to meet
the current and future affordable housing
needs of County residents.

Monitor, track and report activities
and results of this Strategic Plan to the
BOCC by the Department of Housing, Human
Rights and Community Development in
cooperation and collaboration with other
County Agencies, municipal partners and the
community.
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GOAL 9:

Encourage support for the planned County Bond Issue for
schools and affordable housing and continue to increase
community understanding of the need and be nefit to the
entire County; that the proposed Bond will not only meet
critical education capital and affordable housing needs of the
County, but will also:

1) provide an increase in jobs,

2) reduce blight and unsafe housing conditions and
strengthen and improv e communities;

3) contribute to the local economy by attracting and
retaining a talented, diverse and skilled workforce needed
by employers; and finally,

4) add to the quality of life by reducing the number of
residents who must commute or leave the County to h
affordable housing.

Continue to support and provide an increased source of
funding beyond federal HOME funding (that still provides an
important resource but has been significantly and
increasingly reduced over the past several years) to the ext
practicable for on  -going affordable housing programs and
projects by t loalnéo-profithgusirg providers
and continue to ensure priority needs are being met as well as
encouraging maximum leveraging and sustainability.

Continue to pr ovide and maintain a set aside of funding
for land banking and acquisition opportunities for current and
future affordable housing development.

ave

ent

The County Manager will assess and
recommend to the BOCC a dedicated
funding source(s) needed andaplano f
implementation to provide a source of
reliable funds for affordable housing
starting with FY2016 -17.

Provide and maintain a set aside of
funding for land banking and acquisition
opportunities and keep this fund
opportunity driven

Seek and support opportunities to
partner with community and municipal
partners on: 1) major projects and or
funding applications to federal, state and
private funders and
2) building a stronger and more productive
relationship with local and regional financial
institutions.

Seek and support opportunities to
partner with community and municipal
partners in carrying out the strategies and
actions of this Plan.
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GOAL10:

Continue to expand collaboration among staff, Continue and strengthen the
communities, educational institutions and elected officials of Countyds and Townsd |
municipalities in the region to meet the critical human and region and planning to obtain federal and other
wide need of affordable housing and t 0 support where feasible funding and public and private resources
the goals and strategies of this Strategic Plan. sources to provide assistance as  needed

to households earning lower incomes

Continue to build on the relationships between the County and or to residents with special needs
and Towns and neighboring jurisdictions as applicable to ensure and to our extremely vulnerable
that future housing meets the broad range of needs o f our residents.
communities and that these needs are met in the most efficient,
effective, and equitable manner, and that new affordable housing Continue collaboration and
devel opments and i mprovement s enhan|information exchange and to seek
municipalitiesd unique qual ity orf || opportunitiesforjoint efforts between

the jurisdictions in add  ressing

Work collaboratively with municipal partners, the university community needs and in maximizing
community, the nonprofit community and the private sector to utilization of resources and community
develop effective outreach and community building strategies benefit. This includes where feasible
that increase public, private and for -profit investment and funding, planning, training, problem
su pport for affordable housing in the region. solving, civic engagement and

identifying and building other
community partnerships as needed to
meet affordable housing and related
community wide needs.
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Orange County Affordable Housing Strategic Plan

.  ASSESSMENT OF HOUSING NEEDS AND MARKET ANALYSIS

A. INTRODUCTION
In developing an Affordable Housing Strategic Plan in Orange County, the
demographic and socio-economic characteristics of the County were evaluated as a
basis for determining and identifying affordable housing issues in the County.

Orange County is located in

th central North Carolina. AR LGS
Town of Hillsborough is the ,ﬁé{%{%&%@
"

. : (7
county seat and is located in [ A - e
center of the County. North ‘.ﬂ""“‘.a‘&”
Carolinaés Research Trian Park

occupies a portion of the
County via Chapel Hill, is home to many technology companies, and is anchored by
educational institutions including the University of North Carolina at Chapel Hill,
Durham Technical Community College (Orange and Durham Counties), North
Carolina Central University, and Duke University. Duke University and North Carolina
Central University are both in Durham County. Major employers within the area,
according to the Employment Security Commission of Nor t h  Car ol i nads
Census of Employment and Wages, include UNC Chapel Hill, UNC Health Care
System, Chapel Hill-Carrboro City Schools, Orange County Schools, Orange County,

Town of Chapel Hill Inc., Eurosport, and General Electric.

The County is governed by a seven (7) member Board of Commissioners, elected in
partisan countywide elections. The Board is responsible for adopting an annual
budget, establishing the annual property tax rate, appointing various officials,
planning for county needs, and enacting local ordinances. Advising the Board of
Commissioners are more than 40 different boards and commissions made up of
volunteer county citizens; while some boards have been established by state law,
others have been created by the Orange County Board of County Commissioners.
Additionally, the Board appoints the Orange County Manager, to manage all county

departments.

Based on the size of Orange County, the data
from the 2010 U.S. Census is the most .'ll ) AMERICAN recent
complete set of data available. However, .‘* COMMUNITY the
2007-2011 American Community Survey * SURVEY offers

more current estimates of general U.S. CENSUS BUREAU

demographics for the area. Most data from the 2010 U.S. Census has been released
to date, so this data is presented whenever possible. This Census data, along with
other databases such as the CHAS Data, has been used to evaluate Orange

Draft Affordable Housing Strategic Plan



—

A I Orange County, North Carolina

Countyos d e mo g r a-pchnomic chanadteristic®, cas ovell as other
conditions affecting affordable housing.

Based on a comparison between the 2000 Census and 2007-2011 American
Community Survey e st i mat es, Orange Countyods popul
between 2000 and 2011. Additionally, the median household income of the area
increased by 32.3%, which indicates that a higher percentage of higher income
persons have moved into the area.

Changes Between 2000 & 2011

Most Recent Year:

Demographics Base Year: 2000 2011 % Change

Population 119,430 132,784 11%
Households 46,586 51,638 11%

:\/Iedlan Household $42.372.00 $56,055.00 32%
ncome

Data Source: 2000 Census (Base Year), 2007-2011 ACS (Most Recent Year)

B. HOUSING TENURE:

According to the 2007-2011 American Community Survey, there were 50,837
households in Orange County. This is a small increase from the 2000 Census, which
reported that there were 45,863 households in the County. Of the households in
2011, 60.2% were owners and 39.8% were renters, whereas in 2000, 57.6% were
owners and 42.4% were renters. This shows that there was an increase in
homeownership in the past decade.

The average size of the owner-occupied households was 2.56 persons, and the
average renter household was 2.13 persons. The chart below illustrates household
size breakdown for owner and renter households.
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Occupancy by Tenure in Orange County, NC
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Source: 2007-2011 American Community Survey

Of the three jurisdictions, Hillsborough has the highest percentage of owner-occupied
units at 55.0%, and lowest renter-occupied units at 45.0%. Chapel Hill is closer with
an equal distribution between owner-occupied and renter-occupied with 49.1% and
50.9%, respectively. Carrboro has only 35.5% of its housing stock owned and
occupied, with a large majority of its housing stock rented at 64.5%.

The following maps illustrate the percentages of Owner and Renter-Occupied
Housing Units by Census Tract in Orange County.
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Percent Owner Occupied Housing Units by Tract: Orange County, North Carolina

Legend

Percent Owner Occupied Housing Units .+ J County Boundary Census Tract . Mi:es s
1 0% - 20% 77 60.1% - 75% : labels show
; - s ﬂ? Tracts Boundary owner occupied Tin =325 miles

¢ 1201% - 40% & 75.1% - 100% fm = tract number housing units.

1 40.1% - 60% NORTH
ESRI Data & Maps, 2014, ArcGIS Online. Created for Urban Design Ventures LLC by 4CGeoWorks, 4/2015
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Percent Renter Occupied Housing Units by Tract: Orange County, North Carolina
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ESRI Data & Maps, 2014, ArcGIS Online. Created for Urban Design Ventures LLC by 4CGeoWorks, 4/2015
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Number of Households

0-30% >30-50% >50-80% >80-100% >100%
HAMFI HAMFI HAMFI HAMFI HAMFI
Total Households * 7,585 5,030 7,315 3,920 27,790
Small Family Households * 1,665 1,630 2,465 1,540 15,760
Large Family Households * 460 250 345 165 1,500
Household contains at least one 469 900 1,009 529 4525
person 62-74 years of age
Household contains at least one
person age 75 or older 560 473 670 293 1,995
Households with one or more children 1,064 815 1,052 387 3.308
6 years old or younger *
* The highest income category for these family types is >80% HAMFI

Data Source: 2007-2011 CHAS

Basedonthe2007-2 011 American Community Survey
housing stock is diverse, with 37.2% of it constructed after 1990, and 48.9%

was constructed between 1960 and 1989. Therefore, over three-quarters of

the Countyds housing stock (86.1%) were
that Orange County has seen moderate construction of housing to meet the
demands of the Countyds i ncyeard80D,ngg pop
County has built 18% of its housing stock.

A further breakdown of the data shows that Hillsborough has the highest
percentage of the oldest housing stock among the three jurisdictions, with
25.8% of its stock built before 1960. However, Hillsborough has seemingly
balanced this out by building 25.8% of its housing after 2000. Chapel Hill and
Carrboro only had 14.7% and 8.8% of their stock built before 1960,
respectively. For Chapel Hill, that means 2,936 homes and 782 homes for
Carrboro. Carrboro built only 10.8% (959) of its housing stock since 2000, and
Chapel Hill built nearly four times as much since 2000, having built 19.8% of
its housing stock, or 3,954 homes.

The chart below illustrates the year that housing structures were built in
Orange County based on the 2007-2011 ACS.

Year Structure Built in Orange County, NC
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Built 1939 or Earlier [INNINEGgGgGgN 2,563
Built 1940 to 1949 | 1,628
Built 1950 to 1959 NG 3526
Built 1960 to 1969 [INIEIEGGNGNN 6,024
Built 1970 to 1979 [ NG 0.824
Built 1980 to 1989 [ NG 11,195
Built 1990 to 1999 [ INEGEGEGEGEEEEEE— 10,602
Built 2000 to 2004 NN 6,229
Built 2005 or later NG 3,724

Built 1939 or Earlier |NNINEGgGgH 2,563
Built 1940 to 1949 | 1,628
Built 1950 to 1959 [INIIENEGEGEGENENGEEEEEE 3,526
Built 1960 to 1969 [IEIEGGGNGNN 6,024
Built 1970 to 1979 [ NG 0,824
Built 1980 to 1989 | NG 11,195
Built 1990 to 1999 [ EEGEGEGEEEEEE— 10,602
Built 2000 to 2004 NN 6,229
Built 2005 or later NG 3,724

Source: 2007-2011 American Community Survey
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Year Structure Built by Renter/Owner Occupancy Type

2000 or later

1980-1999

1950-1979

Before 1950

0 2000 4000 6000 8000 10000 12000 14000
Owner mRenter

Source: 2007-2011 American Community Survey

In 2000, the Count yds housing stock pgamilynoaits,i | y
in particular, detached (53.6%) and single-family attached (4.3%). In 2000,
multi-family units in Orange County consisted of: two units (3.5%); three to

four units (3.9%); five to nine units (6.8%); ten to nineteen units (8.1%); and
twenty units or more (9.1%). Mobile homes made up 10.4% of the housing
stock. The median value of owner-occupied homes in Orange County in 2000

was $179,000, compared to $108,300 for the State of North Carolina.

| n 2011, t he Countyods housi ng damiyc k p
detached (57.0%) and single-family attached (4.9%). In 2011, multi-family

units in Orange County consisted of: two units (3.3%); three to four units

(4.2%); five to nine units (6.0%); ten to nineteen units (9.5%); and twenty units

or more (7.1%). Mobile homes made up 7.9% of the housing stock.

A further analysis of the three jurisdictions within the County shows that
Hillsborough is predominantly made of 1 unit, detached homes, comprising
73.4% of its housing stock (1,690 homes). Chapel Hill and Carrboro have
more variety, with only 44.2% and 36.0% of their respective housing stocks
consisting of 1 unit, detached homes. Chapel Hill has approximately 5,152
buildings with 10 or more apartments (25.8%), and Carrboro has
approximately 3,162 buildings with 10 or more apartments (35.6%).
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The median value of owner-occupied homes in Orange County in 2011 was
$270,300 compared to $152,700 for the State of North Carolina. Overall, the
values of the housing stock in Orange County seem to be substantially higher
than those of the State of North Carolina as a whole. The following chart
shows the change in types of housing stock over the last decade.

Housing Stock in Orange County, NC

1 Unit, Detached
1 Unit, Attached
2 Units

3 or 4 Units

5 to 9 Units

10 to 19 Units
20 or More Units

Mobile Home

0.00% 10.00% 20.00% 30.00% 40.00% 50.00% 60.00%

2000 Census m2007-2011 American Community Survey
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20 or More Units

Mobile Home
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2000 Census m2007-2011 American Community Survey
Source: 2000 U.S. Census & 2007-2011 American Community Survey
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C. MANUFACTURED HOUSING (MOBILE HOME PARKS) in ORANGE COUNTY

Manufactured housing (mobile homes) is a significant part of the affordable
housing stock in the county. As a part of the assessment of the affordable
housing stock for the AHSP, a survey of the condition and amenities of the
c 0 u n mandfactured housing/mobile home parks was conducted in January,
2016. Definitions used for manufactured housing according to the Orange
County Code of Ordinances are provided below followed by findings of the

survey.

Definitions for Manufactured Housing/Mobile Homes

According to the Orange County Code of Ordinances, the following definitions

apply to manufactured housing:
Manufactured Home

A dwelling unit, transportable in one or more sections that:

a) Is not constructed in accordance with the standards of the North
Carolina Uniform Residential Building Code for One- and Two-Family

Dwellings;

b) Is composed of one or more components, each of which was
substantially assembled in a manufacturing plant and designed to be

transported to the home site on its own chassis,
C) Exceeds 40 feet in length and eight feet in width,

d) The manufacturer voluntarily files certification required by the
Secretary of the Department of Housing and Urban Development and

complies with the standards established, and

e) Is built on a permanent chassis and designed to be used with or

without a permanent foundation when connected to the required utilities.

Manufactured home park or subdivision:

A parcel (or contiguous parcels) of land divided into two or more manufactured

home lots for rent or sale.

i Mobile Home Space/Lot i A parcel of land occupied or intended to be
occupied by only one mobile home and for the exclusive use of the
occupants of said mobile home. Mobile Home Space shall also mean a
parcel of land in a mobile home park, provided with the necessary utility
connections, patio, and other appurtenances necessary for the erection
thereon of only one mobile home, and for the exclusive use of the

occupants of said mobile home.
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1 Mobile Home Stand/Pad i That portion of the mobile home space
which has been reserved and prepared for the placement of the mobile
home.

1 Modular Home i A dwelling unit constructed in accordance with the

construction standards of North Carolina Uniform Residential Building
Code for One- and Two-Family Dwellings and composed of
components substantially assembled in a manufacturing plant and
transported to the building site for final assembly and placement on a
permanent foundation. Without limiting the generality of the foregoing, a
modular home may consist of two or more sections transported to the
pieces of lumber on a permanent foundation.

Survey of Manufactured Housing/Mobile Home Parks in the County

Orange County has approximately 100 registered mobile home parks that are
spread throughout the County. These parks vary in quality, size, amenities,
and condition of the mobile homes in each mobile home park. Many of the
mobile home parks are located in wooded areas with dense vegetation
surrounding the parks. A handful of the parks appeared to have some type of
logging activity taking place. Some of the parks are located near farms with
pastures home to goats, cows, horses, sheep, chicken, and a variety of other
livestock.

There are 100 mobile home parks in Orange County that are registered and all
were surveyed as part of this study. Of the 100 mobile home parks identified,
two (2) also contained recreation vehicles (RVs). Only a few had double wide
trailers and there were less than 10 pre-fabricated or modular homes located
in the mobile home parks.

Survey Method

The Mobile Home Park Survey was conducted through background research,
visits to each of the mobile home parks, and an analysis of the results of the
survey. At each site visit, a general survey form was completed. The
condition of each mobile home was rated based on the following scale:

1 1 = mobile home in sound condition

i 2 = mobile home in need of minor repairs

i 3 = mobile home in need of major repairs

i 4 = mobile home economically infeasible to repair

Additionally, at each site visit, an inventory was taken of the condition of the
infrastructure, available utilities, existing amenities, and environmental
concerns that were present.
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Geographic Location

Mobile home parks in Orange County are geographically located throughout
the entire County but some clustering was apparent, especially along the
major state and federal highway corridors. Approximately sixty-five (65) of the
mobile home parks (65%) are located within 3,000 feet of a major roadway:
Route 54; Route 86; Route 70; Route 70A; Route 40; Route 85; and 1-85/40.
The majority of the remaining thirty-four (34) are located within one (1) mile of
these major roadways. Fifty-four (54) of the mobile homes are located in the
southern half of the county which includes the portions of the County south of
Hillsborough. There are only three (3) mobile home parks located in the
northernmost quarter of the county.

Units Per Mobile Home Park

There are a total of 2,017 mobile homes in the 100 mobile home parks
throughout Orange County. The average number of mobile homes in the
individual mobile home parks is approximately 20 units. The park with the
largest number of units (Maple Ridge Mobile Home Park) has 87 units, and
one existing designated park had no units.

A total of 55 mobile home parks had vacant spaces (250 vacant spaces). Of
those parks with vacancies, the average number of vacancies is 4.6 spaces.
The park with the largest number of vacancies (Homestead Mobile Home
Park) has 28 spaces available with room to expand.

According to the 2010-2014 American Community Survey, there are an
estimated 4,089 mobile homes in Orange County, 7.3% of the total housing
units. This indicates that roughly half of all mobile homes are located outside
of mobile home parks.

Condition of the Units

The condition of each of the 2,017 mobile homes was analyzed as to the
scope of rehabilitation work needed to make the mobile home safe, sound,
and secure, and to bring it up to minimum code standards:

378 (18.74%) mobile homes are in sound condition

990 (49.08%) mobile homes are in need of minor repairs

580 (28.76%) mobile homes are in need of major repairs

69 (3.42%) mobile homes are economically infeasible to repair

= =4 -4 -

The mobile home parks themselves were classified as to the percentage of
units in each park that were categori ze
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minor repair s O . Of the 100 mobile home park
par ks (17 %) with | ess than 35% of t hei

sound conditiono or Ain need ofour@nor
parks (34%) with between 35% and 65% of their mobile homes categorized as

Ain sound conditiono or Ai n neegix (46) mi
par ks (46 %) with over 65% of t he mobi l
conditiono or Ain need of minor repair:
parks with no mobile homes to survey. Following is a map which illustrates

the overall condition of the mobile homes within that specific mobile home

park. Four additional maps are provided that illustrate number of spaces in

each park, median household income, proximity to services and employment

and planned sewer and water infrastructure. The four maps also indicate
potential affordable housing development areas.

General Observations

Many of the mobile home parks in Orange County are in poor condition as
shown in the referenced map. A large majority of the parks do not have paved
roads and instead have gravel roads, some of which need to be repaired.
Almost every park, with the exception of five (5), has street lights attached to
the power line poles inside the park. Most have one (1) or two (2) street lights
which provide only minimum light in the park at night. Generally, each mobile
home park has mailboxes and some type of trash/solid waste facilities. There
are a small handful of parks with their own sewer and water treatment facility.
Several parks had large propane storage tanks for refueling mobile homes. All
of the parks had electricity and individual metered hookups.

Several sites had environmental concerns such as proximity to railroad lines,
elevated highway, or a stream that could flood. Many mobile home park
residents have pets outside including: cats; dogs; chickens; and ducks. It
generally appeared that a large percentage of the occupants were of Hispanic
or Latin Origin.

Unit Pricing and Mobile Home Parks for Sale

During the recent conditions survey of mobile home parks in Orange County,
there was only one park known to be listed for sale; Ridgewood Mobile Home
Park. Mobile homes are generally cheaper and more affordable than
traditional stick built homes. The table below compares the pricing of different
sized mobile homes. These estimates include typical installation cost and
exclude the cost of land. The average sales price for manufactured housing
also has continued to steadily increase with the smallest unit costing
approximately $39, 500 in 2010 to $45,000 in 2014 for 1,115 sq. ft. unit and
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larger units ranging from $65,300 ($45.41/sq. ft.) to $82,000 for a 1710 sq. ft.
unit ($47.95/sq. ft.).

The cost and or lack of financing along with the cost of insurance makes even
this purchase difficult for low income households and has caused this to
become more of a rental option for land owners and residents of the mobile
home parks. A comparison of other manufactured housing with stick built was
also examined in the AHSP. The AHSP recommends that the county continue
to pursue ways to work with landowners and owners of individual units to
preserve and expand this stock of housing where feasible and environmentally
suitable.

Cost of Mobile Homes

2010 2011 2012 2013 2014
All Homes:
Average Sales Price $62,800 | $60,500 | $62,200 | $64,000 | $65,300
Average Square Footage 1,520 1,465 1,480 1,470 1,438
Cost Per Square Foot $41.32 $41.30 $42.02 $43.54 $45.41
Single Section:
Average Sales Price $39,500 | $40,600 | $41,100 | $42,200 | $45,000
Average Square Footage 1,110 1,115 1,100 1,100 1,115
Cost Per Square Foot $35.59 $36.41 $37.36 $38.36 $40.36
Multi-Section
Average Sales Price $74,500 | $73,900 | $75,700 | $78,600 | $82,000
Average Square Footage 1,730 1,705 1,725 1,720 1,710
Cost Per Square Foot $43.06 $43.34 $43.88 $45.70 $47.95
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