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Presenter
Presentation Notes
Recent research has shown how where we live (i.e housing) is connected to educational outcomes, social networks, health outcomes (mental and physical) and access to jobs/income level. This suggests that we need to broaden the conversation around affordable (or workforce) housing and make the business case for its importance to the overall economic health of our communities.

Recently, Charlotte received some negative attention because the Equality Opportunity Project at Harvard reported that a child born in the Charlotte Commuting Zone between 1980-82 has 4.4 percent odds of reaching Top Fifth is starting from the Bottom Fifth when (income measured in 2011-12 when approximately 30 years old). This statistic placed Charlotte near the bottom of the city rankings for the entire U.S. [http://www.equality-of-opportunity.org/index.php/city-rankings/city-rankings-100]

Is there a possible disconnect between housing availability and location that may be limiting economic growth in the region? I don’t have the definitive answer to the question, but I hope to frame the issue for you in the hopes that you will think about it as you participate in what I am sure will be a great event today.

I’ll start by noting there are really two parts to this picture. One is understanding the incomes and the labor market landscape in the region and the outcomes from that market. The second is the housing market itself, which is the focus of this event today.


Number of Households by Income Category, Charlotte, NC, 2012
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Let’s start with the income side, which are outcomes in labor markets. Here is a breakdown of households by income in Charlotte. Note how many are below $35k – an estimated one third (34% or 101,085 of 295,863) of HHs in 2012.

While there was a decline in the number of households with a median annual income of $75,000 or more after the recession, the number of households has recovered to higher than pre-foreclosure number. This is a particularly true of households with an income of $100,000 or more. There has not been the same level of growth in households for the lower income categories. 

The income growth with the smallest growth in households was those with an income of $20,000 to $34,999 with an estimated increase of 2,351 households.

Less than $20,000 		5,230
$20,000 to $34,999 		2,351
$35,000 to $49,999 		6,177
$50,000 to $74,999 		7,919
$75,000 to $99,999 		8,511
$100,000 and over		16,272

  


Major Occupations in the Charlotte MSA, May 2013

Occupation Employment | Median Hourly Wage | Annual Median
(Mean Hourly Wage) | Wage (Annual Mean
Wage)

Food Preparation and 77,000 $8.97 ($9.96) $18,660 ($20,710)

Serving Related

Personal Care and Service 21,930 $9.93 (511.34) $20,650 ($23,590)

Building and Grounds 24,020 $10.01 ($11.06) $20,810 ($23,010)

Cleaning and Maintenance

Healthcare Support 23,020 $11.29 (512.44) $23,480 ($25,870)
_ Sales and Related 106,690 $13.18 (S19.93) $27,410 (S41,460)

Office and Administrative 144,520 $15.79 (516.88) $32,840 (S35,120)

Support

Source: Bureau of Labor Statistics
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These are some of the occupations that would put a household in that range (it’s not a complete list). Note that in some cases, even two incomes at these levels would keep you in the $20-35k range. Note: these are labor market outcomes, not directly tied to housing markets (though they are related over time).

Occupations employing large numbers of workers in the Charlotte MSA earn a median wage below the suggested housing wage calculated by NLIHC for renting at a minimum a studio (i.e. no bedrooms).

Specific Job Examples for Each “Major” Occupation Category:
-Food Preparation and Serving Related: Chefs, cooks, bartenders, food prep, waiters and waitresses, dishwashers, hosts and hostesses, counter attendant
-Personal Care and Service: Concierges, tour guides, animal trainers, hairdressers, morticians, childcare workers, fitness trainers
-Building and Grounds Cleaning and Maintenance: Janitors, maids, pest control workers, tree trimmers, pesticide handlers
-Healthcare Support: Home health aides, nursing assistants, orderlies, dental assistants, pharmacy aides, medical assistants, massage therapists
-Sales and Related: Cashiers, travel agents, real estate brokers, telemarketers, retail salespersons, insurance sales agents
-Office and Administrative Support: Tellers, file clerks, library assistants (clerical), hotel desk clerk, brokerage clerk, bill and account collectors, and couriers and messengers


What Housing Wage Do You Need to Cover the Fair Market Rent in the Charlotte MSA?

Number of | Fair Market | Housing Wage | Income Needed | Number of Full-

Bedrooms for Fair to Afford Fair Time Jobs at
Market Rent Market Rent Minimum Wage
Needed to Afford
Fair Market Rent

Zero S$622 $11.96 $24,880 1.6

One S686 $13.19 $27,440 1.8

Two S813 $15.63 $32,520 2.2

Three $1,096 $21.08 $43,840 2.9

\ Four $1,359 $26.13 $54,360 3.6

Source: National Low Income Housing Coalition
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Let’s turn now to the housing market in the region. So, what housing can these HHs afford in the rental market?

General market stats: Average sales price of existing home: $212,900 (6% increase from January 2013). Average sales price of new home: $258,600 (10% increase from January 2013). Average rent for 1st Quarter 2014: $869 (5.5% increase from 1st Quarter 2013).

[The Charlotte-Gastonia-Rock Hill, NC-SC HUD Metro FMR Area is comprised of the following 5 counties: Cabarrus, Gaston, Union, and Mecklenburg Counties, North Carolina; and York County, South Carolina. All information here applies to the entirety of the Charlotte-Gastonia-Rock Hill, NC-SC HUD Metro FMR Area.]

Definitions:
Fair Market Rent – 2014 Fair Market Rent (FMR) which is developed annually by HUD. FMR for an area is the amount that would be needed to pay the gross rent (shelter rent plus utilities) of privately owned, decent, and safe rental housing of a modest (nonluxury) nature with suitable amenities.
Housing Wage for Fair Market Rent – Calculated by dividing the income needed to afford the FMR for a particular unit size by 52 (weeks per year), and then divide by 40 (hours per work week) where the income is based on multiplying the FMR for a unit of a particular size by 12 to get the yearly rental cost which is then divided by .3 to determine the total income needed to afford $$$ per year in rent.
Income Needed to Afford Fair Market Rent - Multiply the FMR for a unit of a particular size by 12 to get the yearly rental cost (2BR: $813 x 12 = $9,756).  Then divide by .3 to determine the total income needed to afford $9,756 per year in rent ($9,756 / .3 = $32,520).
Number of Full-Time Jobs at Minimum Wage Needed to Afford Fair Market Rent - Divide the number of work hours/week necessary at the minimum wage to afford the FMR for a particular unit size (2BR: 86 hours) by 40 (hours per work week) (86/ 40 = 2.2 full-time jobs).
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Housing Units by Monthly Housing Cost and Occupancy Status, Charlotte MSA, 2011
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Why focus on rental? Because rental housing units offer more cost diversity compared to owner-occupied units for the Charlotte MSA region. Home ownership would still be possible for some in the income range we are discussing, but note that most owner-occupied in the region is single family with costs above $800 per month by this study.

This suggests that the affordable housing conversation should not focus solely on tools to make it easier to buy a home, but also making renting more affordable. This may be a question of supply and why the housing market does not provide enough housing to meet various income levels.
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Where is the rental housing across the region? And by contrast, where is there more owner-occupied?

Looking at Mecklenburg County, we see a number of census tracts within the city of Charlotte with a high concentration of rental units.

The highlighted most southern census tract is where Ballantyne Golf Club is located. Rental Share is 40.5 percent.

The highlighted most western census tract is where Zack’s Hamburgers is located (close to a station along the Blue Lynx Line). Rental Share is 48.3 percent.

The highlighted most central census tract is where UNC Charlotte Center City is located. Its population increased from 1,755 in 2000 to 4,100 in 2010. Rental Share is 70.4 percent.


Housing Units by Cost Burden Category and Occupancy Status, Charlotte MSA, 2011
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A large share of renters face some  degree of cost burden with housing.

Definitions:
Moderate Burden is defined as 30 to 50 percent of household income going to housing costs.
Severe Burden is defined as more than 50 percent of household income going to housing costs.
Low Burden is defined as less than 30 percent of household income going to housing costs.
Unburdened is defined as those rental housing units with no cash rent.
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Share of Renters by Income Category Who are Cost Burdened in Charlotte, NC, 2012

95.32%

Less than $20,000 $20,000 to $34,999 $35,000 to $49,999

0.67%

$50,000 to $74,999

$75,000 or more

Source: U.S. Census Bureau, 2012 American Community Survey
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The proportion of income devoted to housing costs is far larger among low income renters than among high income renters. In the chart, we see 95 percent of renters who make less than $20,000 are paying 30 percent or more of their income to housing. For those in the $20-35k range, three–quarters are above he 30% threshold. 
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The highlighted most southern census tract is where Ballantyne Golf Club is located. The share of cost burdened rental units is 40 percent.

The highlighted most western census tract is where Zack’s Hamburgers is located (close to Scalybark station along the Blue Lynx Line). The Share is 49 percent.

The highlighted most central census tract is where UNC Charlotte Center City is located. Its population increased from 1,755 in 2000 to 4,100 in 2010. 28 percent of rentals are at a minimum, moderately cost burdened.




Presenter
Presentation Notes
This is all housing, so both rental and owned (yes?).

Why not enough affordable or workforce housing? 
The supply of affordable housing depends on the supply of housing of all types (filtering).
In general, a community’s housing supply is affected by an assortment of regulations (zoning, building codes, environmental laws), which raise the cost of housing construction. 
Efforts such as inclusionary zoning and density bonuses try to mitigate these costs by allowing additional density to make up for units designated as affordable.

Taking a look at the spatial distribution of housing burden in the County and city, there are multiple census tracts (30 in total) where at least 50 percent of the housing units are occupied by households with a moderate or worse housing burden.

The highlighted most southern census tract is where Ballantyne Golf Club is located. The share of cost burdened rental units is 18 percent.

The highlighted most western census tract is where Zack’s Hamburgers is located (close to the Scalybark station along the Blue Lynx Line). The Share is 37 percent.

The highlighted most central census tract is where UNC Charlotte Center City is located. Its population increased from 1,755 in 2000 to 4,100 in 2010. 27 percent of total housing units are at a minimum, moderately cost burdened.


Population Projections to 2034 for Mecklenburg County
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Looking into Mecklenburg County’s projected population growth for those who are 25 years and older, seniors (65 and older) is the only age category that is projected to see its share of the overall population increase every five years. This has implications for the housing market since seniors typically are more financially constrained. 

http://www.osbm.state.nc.us/ncosbm/facts_and_figures/socioeconomic_data/population_estimates/county_projections.shtm
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Occupation Projections from 2010 to 2020 for the Charlotte-Mecklenburg Workforce Board

Occupation Net Change in Minimum Region Specific
Employment, Educational Median Hourly
2010-2020 Level Wage

Customer Service 2,770 HS Diploma or $15.76

Representatives Equivalent

Home Health Aides 2,430 Less than HS $10.51

Retail Salespersons 2,420 Less than HS $10.17

Combined Food Preparation 2,340 Less than HS $8.31

and Serving Workers,
Including Fast Food

-
. Registered Nurses 2,320 Associate’s $27.77
degree
Laborers and Freight, Stock, 1,820 Less than HS S11.44

and Material Movers, Hand

Source: North Carolina Department of Commerce
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http://www.nccommerce.com/lead/data-tools/projections/occupational-projections

These are the largest net changes for detail occupation categories based on the Standard Occupational Classification (SOC) codes.

For the minor group categories (1-step below major group which have been removed from the sorted list) based on the Standard Occupational Classification (SOC) codes, you have the following expected net changes:

Computer Specialists: 4,590
Information and Record Clerks: 4,290
Retail Sales Workers: 4,170
Business Operations Specialists: 3,960
Construction Trades Workers: 3,830
Financial Specialists: 3,810
Health Diagnosing and Treating Practitioners: 3,520
Food and Beverage Serving Workers: 3,390
Nursing, Psychiatric and Home Health Aides: 3,150
Material Moving Workers: 3,120
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Housing-Related Resources at the Richmond Fed

e Data:

e PolicyMap Widget (mapping tool)

e Regional Profiles (real estate activity)

e Snapshot and Fifth District Economic Indicators (housing market
conditions)

e Mortgage Performance Summaries (delinquencies and foreclosures)

e Conferences & Events:
e Collaborative Impact: The Case for Ending Homelessness (Sept 2013)

e Research & Publications:
e Community Scope
e 5th District Footprint (map-based)
5t District Spotlight (infographic)

To learn more visit RichmondFed.org
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These resources are a selection from departments across the Bank including Community Development, Research and Regional Research Departments.

If any of you attended last year’s event, you may remember we launched our PolicyMap widget at the event.

In the next panel, Rick Kagilic is going to talk more about the data that we have regarding delinquent mortgages and foreclosures.

In the next panel, you will also hear about homelessness in the Charlotte region. Last year, we led and hosted at conference at the Richmond Fed that aimed to link the topic of homelessness with broader community issues including education, health care, economic development. Other housing-related events include workshops around foreclosure prevention and homeownership where we help connect homeowners with servicers to try to resolve any difficulties surrounding their mortgage as well as provide information to make them more informed about house purchases and other major financial decisions.

Our more recent issue of Community Scope looked at how homeowners fared reaching out for assistance with their mortgages during the foreclosure crisis.

There are copies of some of the publications shown above at our resource table out in the lobby.

Everything that I have mentioned is of course available on the Bank’s website (richmondfed.org).

Thank you for your time! Now any questions for either Chris or myself …

http://www.richmondfed.org/community_development/resource_centers/data_mapping/index.cfm
http://www.richmondfed.org/research/regional_economy/reports/regional_profiles/
http://www.richmondfed.org/research/regional_economy/reports/snapshot/index.cfm
http://www.richmondfed.org/research/regional_economy/reports/fifth_district_economic_indicators/index.cfm
http://www.richmondfed.org/community_development/resource_centers/foreclosure/research_and_pubs/mortgage_performance_summaries/index.cfm
http://www.richmondfed.org/conferences_and_events/community_development/2013/case_homeless_20130927.cfm
http://www.richmondfed.org/

Questions?

(704) 358-2101
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