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Piedmont Triad Regional 
Housing Summit

CREATIVE REGIONAL SOLUTIONS
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Demonstrating 

Regional Housing 

Need though 

Data

Jesse Day, AICP – Regional Planning Director

Demonstrating 

Regional 

Housing Need 

through Data

Jesse Day – Regional Planning Director    
PTRC
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Total Building Permits (PTRC Region)

Average: 8,480 Units

Below average 2008-2019

Source:
Census Building Permit Survey
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Total Building Permits (Triangle Region)

Average: 18,001 Units

Below average 2008-2015

Source:
Census Building Permit Survey
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Total Building Permits (Charlotte Region)

Average: 18,367 Units

Below average 2008-2015

Source:
Census Building Permit Survey
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Single Family Building Permits (PTRC Region)

Average: 6,832 Units

Below average 2008-2019

Source:
Census Building Permit Survey
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Multi Family Building Permits (PTRC Region)

Average: 1,648 Units

Source:
Census Building Permit Survey

Below average 14 of 23 years
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July 2007: 5.26% Sept 2023: 5.33%

Federal Funds Effective Rate

Source:
FRED Economic Data
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Source:
Realtor.com Economic Research
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Source:
Realtor.com Economic Research
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Source:
Rentdata.org

$700
$800
$900

$1,000
$1,100
$1,200
$1,300
$1,400
$1,500
$1,600
$1,700
$1,800

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

20
19

20
20

20
21

20
22

20
23

Fair Market Rent (3-Bedroom)

Raleigh MSA

Charlotte Metro

Durham-Chapel Hill Metro

NC

Burlington MSA

GSO-HP Metro

WS Metro



Contoso
S u i t e s

82.1%

74.5%

74%

76%

78%

80%

82%

84%

20
02

20
03

20
04

20
05

20
06

20
07

20
08

20
09

20
10

20
11

20
12

20
13

20
14

20
15

20
16

20
17

20
18

20
19

20
20

Percentage of Residents that LIVE and WORK in the Region

PTRC Triangle Centralina
Source:
CensusOnTheMap



Contoso
S u i t e s

Top 5 Counties TO where residents 
commute outside the region:

Top 5 Counties FROM where workers 
commute outside the region:

Out of 725,109 labor force residents in the 
region, 540,383 (74.5%) live and work in the 
region.

2020

Source:
Census OnTheMap

Out of 705,672 jobs* in the region, 540,383 
(76.6%) live and work in the region.

*OnTheMap only includes wage & salary jobs. The 
Bureau of Economic Analysis estimates 964,515 jobs in 
the region (2020), which also includes self proprietors.
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Average Housing Cost as % of Income

Source:
H+T Index(2019)
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Average Housing Cost as % of Income

Source:
H+T Index(2019)
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Population
Population 

Change
2010-2020

Population 
Projection

Population 
Change

2022-2027

Housing
Units

Population
Per 

Housing 
Unit

Additional 
Housing Units 

Needed 
(2022-2032)

County 2010 2020 # % 2022 2027 2032 # % 2020 2020

Alamance 151,131 171,415 20,284 13.4% 174,862 185,066 195,244 20,382 11.7% 73,385 2.34 8,726

Caswell 23,719 22,604 (1,115) -4.7% 22,493 22,138 21,787 (706) -3.1% 10,444 2.16 (326)

Davidson 162,878 168,930 6,052 3.7% 171,063 176,965 182,871 11,808 6.9% 74,536 2.27 5,210

Davie 41,240 42,712 1,472 3.6% 43,738 46,113 48,490 4,752 10.9% 18,753 2.28 2,086

Forsyth 350,670 382,590 31,920 9.1% 388,244 405,319 423,257 35,013 9.0% 170,176 2.25 15,574

Guilford 488,406 541,299 52,893 10.8% 552,646 579,731 606,157 53,511 9.7% 232,277 2.33 22,962

Montgomery 27,798 25,751 (2,047) -7.4% 25,696 25,714 25,715 19 0.1% 14,773 1.74 11

Randolph 141,752 144,171 2,419 1.7% 145,359 148,757 152,155 6,796 4.7% 62,024 2.32 2,924

Rockingham 93,643 91,096 (2,547) -2.7% 91,078 91,115 91,116 38 0.0% 43,431 2.10 18

Stokes 47,401 44,520 (2,881) -6.1% 44,269 44,176 44,149 (120) -0.3% 21,160 2.10 (57)

Surry 73,673 71,359 (2,314) -3.1% 71,113 71,044 70,980 (133) -0.2% 33,436 2.13 (62)

Yadkin 38,406 37,214 (1,192) -3.1% 37,015 36,958 36,945 (70) -0.2% 16,946 2.20 (32)

PTRC 1,640,717 1,743,793 103,076 6.3% 1,767,576 1,833,096 1,898,866 131,290 7.4% 771,341 2.26 58,074

Need for Future Housing Units

Source: US Decennial Census; NC State Demographer County Projections
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Total 
Housing 

Units: 

Lacking complete 
plumbing facilities 

Lacking complete 
kitchen facilities 

Alamance 72,651 1,347 1.9% 1,784 2.5%
Caswell 10,483 827 7.9% 854 8.1%
Davidson 74,413 2,067 2.8% 2,477 3.3%
Davie 18,614 380 2.0% 542 2.9%
Forsyth 168,778 2,106 1.2% 3,827 2.3%
Guilford 231,383 3,093 1.3% 5,559 2.4%
Montgomery 14,933 715 4.8% 715 4.8%
Randolph 61,983 1,999 3.2% 3,101 5.0%
Rockingham 43,464 2,235 5.1% 2,260 5.2%
Stokes 21,283 758 3.6% 896 4.2%
Surry 33,486 853 2.5% 1,292 3.9%
Yadkin 17,013 606 3.6% 936 5.5%
PTRC 768,484 16,986 2.2% 24,243 3.2%
North Carolina 4,673,933 101,961 2.2% 118,492 2.5%

Source:
Census ACS 2021
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22

Key Takeways:

• Home prices and rents in our region 
have significantly increased

• Fewer homes are on the market, 
and are selling much quicker than 
before

• Supply and permits are recovering 
since the great recession slump –
but not universal across the 12 
counties

• What can you do in your jurisdiction 
to incentivize supply of housing?
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Piedmont Triad 

Project Spotlight

Cynthia Blue – Assistant Director –
Housing and Community Development 

City of Greensboro

Samuel Hunter – Assistant Director –
Housing Services - City of Winston-Salem

Don McKnight – Assistant Director –
Community Development and Housing 

City of High Point

Adam Shull – PTRC - Regional Planning 
Assistant Director- Facilitator



Greensboro Housing 

Loan Fund

Cynthia Blue 

Asst. Director Housing & Strategy

Housing & Neighborhood Development

City of Greensboro

November 15, 2023
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Housing GSO: Creating Opportunities to Build a Better Community
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Need for Affordable Rental Units



Contoso
S u i t e s

The majority of Greensboro multifamily housing is more than

50 years old and in need of rehabilitation.
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Source: Guilford County Parcel DataHR&AAdvisors, Inc.
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• Create Preservation Loan Fund

• Increase stock of units affordable to 30% AMI

• Create 250 additional supportive housing units

• Develop short term rental assistance programs

• Explore land trust models for acquiring properties and maintaining 

affordability

• Restructure Homebuyer Assistance to serve targeted populations

• Launch Neighborhood Reinvestment activities in partnership with local 

communities

28

Align Activities to Housing GSO Plan Goals
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The Greensboro Housing Loan Fund invests in projects as low-

cost mezzanine financing.

Project Level
Developer acquires and 

rehabs building with support 

of the Fund

Developer Purchases 

Building with Fund 

Investment (Year 0)

Developer Equity 

(3-10% of cost)

Pres. Fund 

(20%-30% of cost)

First Mortgage 

(65%-70% of cost)

After 10-15 years 

Developer Refinances to 

Repay fund

Developer Equity 

(remaining value)

New First  

Mortgage

(70%-80% of value)

GHLF invests as low-cost 
equity or mezzanine debt, 
earning

enough to operate itself and pay 
back investors.

HR&AAdvisors, Inc.

Project investments leverage $20
of private funding for every $1
of City and local philanthropic
funding.

City of Greensboro 

(~$5M)

Local Philanthropic
(~$2.5M)

Other Philanthropic 

(~$5M)

Financial Institutions  

(~$20M)

Fund Level
Total amount dependent on 

available City and Private funding



Contoso
S u i t e s

Greensboro Housing Loan Fund
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Greensboro Housing Loan Fund

Self-Help

$22 MM

ICAP

$10 MM

GHLF

$32 MM
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Greensboro Housing Loan Fund

Self-Help 
$22MM

Preserving naturally 
occurring affordable 

housing

$250,000 to 
$8,000,000

90-95% Total Debt 

Loan-to-value

Up to 15-year; can 
be interest only

SELF-HELP 

FOCUS​

Higher capacity 

developers/contractors

Affordability

Larger projects

Acquisition/rehab/mini-perm financing
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Greensboro Housing Loan Fund

ICAP 
$10MM

One-stop financing supporting 
local developers growing their 

capacity and impact in their 
community.

$50,000 to 
$1,000,000

95-100% Loan-to-
value

Up to 7-year term 
with 15-year 
amortization

ICAP 

FOCUS​

Smaller and minority 

developers/contractors

Infill opportunities

Smaller projects

Acquisition/rehab/mini-perm financing



Winston-Salem Choice 

Neighborhood Initiative 
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Details
• Former residents have the first right of return to the new development

• Mixed Income Development creating and replacing a total of 406 units 

• 1br-5br options for leasing 

• Luxury vinyl flooring and carpet in all units

• Washer and Dryers in all units

• Designated senior living in phase 3 

• Fitness, community rooms, on-site property management, and other amenities

• Total of 5 phases (Brown Elementary School and Cleveland Avenue Homes)

• Phase 1 is slated for completion in February 2024 and fully leased by spring 2024

• Phase 2-3 demolition is slated to begin in spring 2024 

• Façade Improvement Program in addition to the vertical construction has begun

• Public Art Commission has assisted with the design and appearance of the 
development to promote a sense of place 

• Urban Strategies has facilitated the relocation of current residents by providing 
them case management services (i.e., financial literacy, moving assistance, 
educational assistance) 
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The Flats at Peters Creek 

• Former motel to be converted to 62 new 
multifamily

• There will be a unit mix of 1br and 2 br

• 10% of the units will have roll-in showers

• Unit amenities
• Range and range hoods 
• Dishwashers
• Storage
• Washer and dryer hookups 

• 16 units are set aside for <30% AMI

• 46 units are set aside for <60% AMI

• All of the units are required to stay 
affordable for 50 years 
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Housing Resources 
Highlight

Lorem ipsum dolor sit amet, 
consectetur adipiscing elit. Etiam 
aliquet eu mi quis lacinia. 

45

www.ptrc.org/services/regional-planning/events/housing-summit

• Missing Middle Housing – Opticos Design

• Analysis + Definition of Barriers - Greensboro

• Western Piedmont Housing Growth Toolkit

• Proforma Models for IDD Inclusive Housing

• Willow Oaks Prospectus – City of Greensboro

• Housing Matters to NC Podcast – NC Housing 
Coalition

http://www.ptrc.org/services/regional-planning/events/housing-summit
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• Missing Middle Housing is a range of house-scale buildings with multiple units—compatible in scale and form 
with detached single-family homes—located in a walkable neighborhood.

46
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Missing Middle Housing Scan for City of Greensboro – Opticos Design

47

Russ Clegg, AICP – russ.clegg@greensboro-nc.gov
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Western Piedmont Housing Toolkit – Western Piedmont COG

48

Alison Adams – alison.adams@wpcog.org
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Proforma Models for Intellectual and Developmental Disabilities (IDD) Inclusive Housing

49

Wolf River Advisors & Dancy Research
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Proforma Models for Intellectual and Developmental Disabilities (IDD) Inclusive Housing

50

Wolf River Advisors & Dancy Research
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Willow Oaks Homebuilder Property Offering/Prospectus – City of Greensboro

51

Cari Hopson – cari.hopson@greensboro-nc.gov
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Housing Types and Architectural Styles at Willow Oaks – City of Greensboro

52

Cari Hopson – cari.hopson@greensboro-nc.gov
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Housing Matters to NC Podcast

53

Podcast – North Carolina Housing Coalition (nchousing.org)

The podcast will include the audio from each 
week’s Housing Call that NCHC hosts every 
Tuesday at 9:45 AM, so if you are unable to make 
the call, you will have another chance to listen in.

https://nchousing.org/podcast/
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Surry County 

Housing Summit 

2023

Chris Knopf – Surry County Manager - Facilitator

Andy Scott –Wolf River Advisors

Chris Younger – JRN Development and OFFSITEK -
Business and Government Strategist 
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Photos of Surry County Housing Summit event and site tour
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Demonstrating 

Regional Housing 

Need though 

Data

Jesse Day, AICP – Regional Planning Director

Local Developer/

Housing Industry 

Forum

Ben Brockshimidt – Piedmont Triad Apartment 
Association

Jeremy Simpson – Housing Tree CDC

Chirs Younger – JRN Development and OFFSITEK

Local Developer/

Housing Industry 

Forum

Ben Brockschmidt – Executive Director- Piedmont 
Triad Apartment Association - Facilitator

Brice Shearburn - Principal - Infill Delicate LLC 

Jeremy Simpson - CEO - The Housing Tree CDO

Chris Younger – Business and Government Strategist 
JRN Development and OFFSITEK
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Please remember to fill out post-event survey 
in your packet and drop it off on the way out!

Thank you for 
coming!

Safe travels!

Event website/housing resources:

https://www.ptrc.org/services/regional-
planning/events/housing-summit

https://www.ptrc.org/services/regional-planning/events/housing-summit

