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About the Authoring Coalition

The Charlottesville Low-Income Housing Coalition (CLIHC) is a coalition of residents and
community-based organizations standing against displacement, and for increased affordable
housing for very low-income people. The organizations active with CLIHC include Habitat for
Humanity, the Legal Aid Justice Center, the Public Housing Assaociation of Residents (PHAR),
and Showing Up for Racial Justice (SURJ).

Formed in January 2017, CLIHC engages in the following activities:

e Advocates for the City of Charlottesville / Charlottesville City Council to demonstrate a
commitment to racial and economic justice through increased affordable housing, more
diligent community-based planning, investment in underrepresented communities, and a
fair and equitable zoning code.

e Provides community oversight to ongoing activities in the City of Charlottesville
pertaining to affordable housing issues, most especially the City Council, Planning
Commission, Housing Advisory Committee (HAC), Strategic Investment Area, Form
Based Code, Zoning, and Special Use Permit process.

e Builds coalitions between community members and local groups to continue to work
toward affordable housing and racial and economic justice in the Charlottesville area.

Please see the CLIHC website (https://affordablehousingcville.org/) for more information.
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The Impact of Racism on Affordable Housing in Charlottesville
A report by the Charlottesville Low-Income Housing Coalition

Executive Summary

Charlottesville is experiencing an affordable housing crisis. Housing costs are too high for many
renters to afford, averaging $1384 per month in the so-called competitive complexes. Since
2012, the cost of housing in Charlottesville has risen by an average of five percent (5%) per
year. Families who have lived in their neighborhoods for generations are being pushed out by
luxury housing complexes and new business. This report demonstrates that these changes hurt
Black communities the most. Further, the lack of housing options has forced many Black
families to leave the area in search of more affordable housing.

Several studies confirm this outcome. The City of Charlottesville has found that more than 3,300
households in the City have unmet housing needs. Similarly, the 2018 Orange Dot report found
that a family of three, comprised of one parent and two children, needs to earn at least
$45,184.02 each year to live in Charlottesville. A full-time worker making minimum wage in
Charlottesville, however, will earn only $15,080 each year, not enough to cover even his or her
housing costs. In fact, a shocking twenty-five percent (25%) of Charlottesville families do not
earn enough to meet the costs of living and working. With workers in Charlottesville receiving
too little pay and the price of housing skyrocketing, affordable and decent housing remains out
of reach for many residents, especially for Black communities.

Unfortunately, state law cabins Charlottesville’s ability to build more affordable housing. With
most developers opting to pay into an affordable housing fund rather than building affordable
units, and subsidized units providing only a partial solution, we must come together as a
community to find creative solutions to our growing affordable housing problem.

When we asked Black residents how they feel about their neighborhoods, we were unsurprised
to learn that their micro-communities, the networks and relationships they have with their
neighbors, are important to them. They want to stay in their homes, surrounded by their friends
and families. It is our job as part of the larger community to meet this desire. These residents
are part of what make Charlottesville unique, and they have earned the right to control their
neighborhoods and live in the city.

These problems did not occur overnight. Understanding Charlottesville’s history of blatantly
racially motivated zoning rampant racial covenants, racial zoning masked as single-family
zoning, destructive urban renewal, and de facto segregation, helps inform what changes we
need to make as we move forward.

This history of housing and neighborhood development in Charlottesville from 1900 to today
tells us three things:

1) Charlottesville has a long history of intentionally zoning neighborhoods to segregate
based on race and class and to limit the ability of low-income people of color to build
wealth through property ownership. In every instance, decision makers in Charlottesville
did not simply follow established regional and federal policies; they went above and
beyond these policies to exclude people of color. From racial covenants, to single family
zoning, to small area plans, Charlottesville has always found ways to keep wealth and



power in the hands of a largely white minority of wealthy residents. At the same time,
extremely-low-income residents and people of color have not had the same access to
stable housing and mobility as their white neighbors.

2) Our affordable housing crisis and neighborhood segregation today are a direct result of
these policies.

3) If we do not change our ways, we will continue to follow the same racist path that
Charlottesville has followed for generations.

The situation may seem, and currently is, bleak, but we can address our affordable housing
crisis, and we can make Charlottesville a welcoming and stable community for all residents,
especially Black people and low-wealth communities.

In order to build on the needs assessment and created an informed strategy, CLIHC suggests
the following actions:

Charlottesville Should Approach Any Efforts to Address Affordable Housing through an
Equity Lens.

e Using an equity lens requires the City to make a conscious effort to confront and correct past
discrimination, share power with and learn from those residents who are directly affected by
potential changes, and employ low-wealth residents in efforts to bring about change.

Charlottesville Should Build upon and Improve Those Tools It Already Has.

e By continuing to invest money and resources into public housing, Charlottesville can
dramatically improve the lives of many low-wealth residents by supporting the Housing
Authority as it both continues with redevelopment of some sites and improves the
conditions at other sites.

e By increasing allocations to for the Charlottesville Affordable Housing Fund, the City can
expand the opportunities for the creation of new affordable housing.

e By increasing funds and improving the strength of the City Voucher program, the City can
increase the number of families who can access housing through the program, both in terms
of dollar amounts available and the number of landlords who will accept these vouchers.

e By replacing the Landlord Risk Reduction Program with an education and security
deposit program, Charlottesville can reduce false negative stigmas many landlords have
against tenants with vouchers and help increase the number of units available to low-
wealth tenants.



Charlottesville Must Adopt New Approaches and Financial Policies to Generate Funds.

Charlottesville should commit to tax increases using an equity lens and make clear
commitments to use the increased revenue to provide affordable housing for very low-
income people and address displacement.

At the same time, Charlottesville should improve the Charlottesville Housing Affordability
Program to provide tax relief to low-wealth homeowners.

The City should issue bonds through the Housing Authority using any budget surpluses
to help fund redevelopment.

The City should explore long term solutions made possible through taxes, including:

o Using tax revenue to stop displacement from at-risk neighborhoods.

o Enacting taxes that discourage speculators coming into at-risk neighborhoods and
buying up affordable housing or building expensive housing that causes the
neighborhood’s property taxes to dramatically increase.

o By contrast, providing tax relief for landlords who actively work to help low-wealth renters.

o Freezing tax assessments in vulnerable neighborhoods.

Charlottesville Should Combat Historically Discriminatory Zoning Laws by Enacting
Equitable Zoning Laws.

Taking into consideration Charlottesville’s racist history of zoning laws, the City should
work to redress the impacts of those laws and re-zone impacted neighborhoods, such as
by up-zoning strategically located neighborhoods that were impacted by exclusionary
zoning to now allow for multi-family dwellings.

By contrast, the City should downzone some neighborhoods to curtail the explosion of
new market-rate units and instead increase affordable units.

Charlottesville should restrict use of short-term rentals in place of providing long-term
affordable housing.

The City should include low-wealth residents in decision-making for any development of
small area plans.

Charlottesville should actively work to prevent further displacement from historically
Black neighborhoods.

The City should work to improve the system in place to develop new affordable housing.

Charlottesville should use Neighborhood Development Services as a tool to increase
affordable housing.



Charlottesville Should Work to Foster and Deepen Relationships with Community and
State Partners.

Charlottesville should collaborate with local nonprofits working with low-wealth residents.

Charlottesville should work towards a goal of providing free legal counsel to all tenants,
as other municipalities have begun doing.

The City should work in conjunction with Albemarle County and focus first on the
County’s urban ring, as many residents displaced from the City move to the County.

Charlottesville should ensure that the University of Virginia continues to address the
impacts it brings upon the City and contributes to affordable housing efforts.

Charlottesville Should Fight for Legislative Changes that Will Increase Abilities to
Address Housing Concerns.

Municipalities in Virginia are hindered in their ability to push for creative changes by the
Dillon Rule, and Charlottesville should support efforts to become a home rule state, as well
as not use the Dillon Rule as an excuse to enact changes that would currently be allowed.

Charlottesville should join advocates in pushing the General Assembly to allow more
flexible inclusionary zoning.

Charlottesville should fight to enact legislation and policies that would reduce evictions
and increase tenant organizing protections, giving stability and voices to tenants.

Charlottesville should implement rent control or rent stabilization.

By making these changes, Charlottesville can work towards its claim of being a world class city,
and towards creating a healthy and secure place to live for all its residents.



Introduction

Adrienne! works and lives in the City of Charlottesville. Because her driver’s license was
suspended by an unconstitutional law, she relied on public transportation to get to her job, and thus
needed housing within the city. After struggling to pay for groceries for her two young children, she
found what affordable housing was available to her given these constraints. This is how she found
herself sleeping in the same bedroom with two of her children, sharing a house with other families.
This is what the struggle to find affordable housing looks like in the City of Charlottesville.

We are in the midst of an affordable housing crisis in Charlottesville. Since 2012, the cost of
housing in Charlottesville has risen by an average of five percent (5%) per year.? As housing costs
have risen, housing options for higher income households have blossomed across the City.3

Our less well-off neighbors have not been so fortunate. Their taxes have risen dramatically
alongside assessments, sometimes doubling over the course of a year. Rising rents
disproportionately burden low-income and Black families, and many homeowners see selling to
outside investors as their only option. This has led to widespread displacement and a decline in
the number of longtime Black residents. The City of Charlottesville’s own recent affordable
housing study estimates more than 3,300 households currently have unmet housing needs in
the City.

Charlottesville residents and elected officials frequently state a commitment to diversity and
equity; however, according to the City’s own records, the legacy of displacement of
Charlottesville’s Black residents continues today. Housing instability and unaffordability
compound negative outcomes for our lower-income neighbors.

For instance, rising home prices create an insurmountable barrier to ownership for many low-
and moderate-income people in our community. The shortage of rental homes, skyrocketing
rent charges, combined with low wages for jobs essential to our City’s functions keeps family
stability out of reach.

This trend is a mere continuation of Charlottesville’s painful history of intentional housing
discrimination and racism. Given this history, pursuing affordable housing today moves us
towards racial justice, reparations, and a commitment to preserving low-income communities—
those whose voices have been silenced in the past.

To combat this silence, CLIHC asked more than 100 local residents about their experiences
finding and keeping an affordable home in this community. Their input shows that low-income
people face many barriers, such as inadequate transportation, rapidly rising rents and taxes,
and jobs without adequate pay. We share their concerns about widespread and irreversible
changes to their neighborhoods. Of special concern is the displacement of low-income people,
which results in a decline in diversity, the loss of a sense of community, and the perpetuation of
a system of white supremacy that has characterized Charlottesville’s history.

Will the City continue to tolerate housing instability, as evidenced by frequent evictions,
repeated changes to school assignments, and displacement to remote communities, where
people are one car breakdown away from losing their job? Will Charlottesville’s children
continue to grow up in racially and economically segregated neighborhoods and schools? Or
will our City recognize the value of preserving a diverse community and take the necessary



steps to stem displacement? Setting a new path will require a coordinated and long-term plan
complete with annual budgetary commitments by policy makers.

This is a watershed moment, and transformation is still possible. Together, concerned
Charlottesville residents can insist on a future where all community members have access to
excellent transportation, childcare, education, healthcare, and other services. A Charlottesville
with a stable supply of affordable, decent housing provides widespread benefits: communities
that provide such options have less crime, more mobility, better schools, and better health
outcomes. Housing is a shared concern, and so it is up to us—the Charlottesville community—
to halt Charlottesville’s growing racial and economic segregation.

Nothing can undo the Summer of Hate, but we can unify around racial and economic justice in
its wake. We can choose now to focus on developing the resources low-income people in this
community need and deserve. This is how we can love and protect one another.

The information in this report comes from a variety of sources. It illustrates the human impact of
local racism and neighborhood displacement. The report considers where we are, how we got
here, and what we can do to improve. We highlight many tools that offer opportunities for lower
wealth people to gain equity and stability and that can protect diversity. We hope this report
helps to shed light on the current housing crisis and provide practical solutions to make
Charlottesville a truly equitable and just community with opportunity for all.



Section 1. The Current Context

Charlottesville touts itself as a “world class city.” It is the home of several settler-colonial U.S.
historical sites, an internationally renowned university, a vibrant downtown scene, many craft
breweries and wineries, and an emerging tech industry.

But Charlottesville is also a bastion of widening income inequality. Since 2010, “the number of
families earning over $150,000... increased by 96%."

This dark side of Charlottesville reaches back to the region’s history of slavery and long-
standing racial and economic segregation and oppression. While the number of wealthy
Charlottesville families skyrocketed, “the number of families earning less than $35,000 has
increased by 10 percent.”

The Economic Policy Institute’s 2015 comprehensive study on income inequality indicates that
Charlottesville ranks among the highest in the country for wage gaps, with the top one percent
(1%) of persons with the highest incomes generating $2 million annually, and the remaining
ninety-nine percent (99%) of the Charlottesville community earning an average of $61,000 per
year.®

This section provides a numerical snapshot of the overall wealth and income disparity in
Charlottesville and the need for affordable housing. We start with the cost of living in
Charlottesville and discuss the City’s 2018 housing needs assessment. We then briefly touch on
an independent study conducted by our coalition. The section which follows fills a gap often left
out of the conversation—stories and impressions of neighbors and community members
experiencing housing insecurity and neighborhood change.

A. The Cost of Survival in Charlottesville

The cost of living in Charlottesville includes the costs of food, transportation, utilities, childcare,
and rent—all of which add up much more quickly for low-income families. The Charlottesville
Works Initiative (CWI) has been tracking these costs since 2011 in its Orange Dot Report, now
in its third iteration ’

The 2018 Orange Dot Report showed that to afford the basic necessities of life—food,
shelter, clothing and utilities in Charlottesville, an average family (one parent, two
children) needs to earn $45,184 annually.® Note that a full-time worker making minimum
wage in Charlottesville will earn only approximately $15,080 annually, which is not enough to
even cover their housing costs alone.®

The cost of living measures in the table below are based on the 2018 market rate cost of a two-
bedroom apartment. At that rate, all the money earned by a minimum-wage worker would go to
a landlord for rent and still not cover the full expense.°



Charlottesville Expenses: Single Householder + 2 Children (1 Toddler)
Annual Monthly Weekly

Food $5,995.08 $499.59 $115.29
Clothing $1,006.11

Shelter $15,900.00 $1,325.00

Utilities $2,601.67 $216.81

Necessary Costs $5,001.57

Childcare | $12,480.00 | $1,040.00 ’ $260
Transportation $2,100.5923

TOTAL Expenses $45,184.02

(Source: Schuyler, Ridge. “Orange Dot Report 3.0.” Found at:
https://www.pvcc.edu/files/media/orange_dot_project 3.0.2018.online.pdf, page 30)

The annual “Out of Reach: The High Cost of Housing” report by the National Low Income
Housing Coalition (NLIHC) confirms these numbers and trends.!! In fact, NLIHC suggests that
these numbers are in fact slightly higher ($47,160 annual salary to afford a two-bedroom
apartment).’> Nonetheless, in a city where sixty-two-point-two percent (62.2%) of the
population rents, the research consensus is that escalating living expenses have
brought affordable housing to a crisis point.t?

The Orange Dot Report also tracked the number of families living in Charlottesville who earn too
little to provide for their families. In 2018, an incredible twenty-five percent (25%) of
Charlottesville’s families (2,056) did not earn enough to afford basic necessities and costs
associated with maintaining a job.** While the poverty population rate has remained relatively stable,
the cost of living in Charlottesville has increased by twenty-nine percent (29%) since 2010.*

Affording basic necessities is only getting harder. Rents have increased by forty-two percent
(42%) from an average of $931 per month to $1,325 per month between 2011 and 2018.%6 One
consultant who assessed the City’s housing needs found that in 2017 alone, rent increased by
nine-point-four percent (9.4%).1” Families getting squeezed by rent can barely keep up with
necessary expenses, much less set money aside for unexpected expenses. Moreover, this
burden is not equally distributed across racial groups. According to the City’s draft
“Analysis of Impediments to Fair Housing Choice,” Latino and Black households bear a
disproportionate share of the affordable housing shortage burden.!® Without a financial
buffer, many families are one medical expense or car repair away from losing their homes.


https://www.pvcc.edu/files/media/orange_dot_project_3.0.2018.online.pdf

B. Housing Needs Far Surpass Supply

The Charlottesville Low-Income Housing Coalition requested a housing needs assessment from
Charlottesville City Council on the difference between the need for affordable housing and the
available supply of affordable housing.'® In response, the City Council commissioned a
comprehensive report on affordable housing needs in the City, which was published in 2018 by
Partners for Economic Solutions (PES).?°

The report showed more than 3,300 households have unmet affordable housing needs,
including approximately 500 current units in desperate need of rehabilitation. The report
also found the gap is worsening; by 2040, under current trends, more than 4,000 people will
have unmet needs.?! The chart below shows total rental housing needs:

2017 Units | 2040 Units

Severely Cost-Burdened

Households 1,750 1,950

Other Cost-Burdened

Households 940 2,070

Replacement Public

Housing/Section 8 439 TBD

Homeless 189 TBD
Total Units 3,318 4,020

Housing Needs Assessment, Socioeconomic and Housing Market Analysis,
Partners for Economic Solutions and FBCI (April 4, 2018).22

To better understand what an “average” household in Charlottesville can actually afford in housing
costs in comparison to the average market rent, the chart below shows what families of different
sizes should be spending on rent based on their percentage of the area median income (“AMI”).

According to the Housing Needs Assessment, the average rent in competitive private
complexes in Charlottesville is $1,384, putting stable housing far out of reach for over a
quarter of Charlottesville’s families.?® For perspective, a single person working a minimum
wage job in Charlottesville would need to work 147 hours a week (21 hours a day) in order to
afford the average rent in a large apartment complex in or near the City—literally impossible.?



Percent of Area Median Income (AMI)

Gross Monthly Rents

Efficiency $400 $670 $810 $1,070
1-Bedroom $460 $770 $920 $1,230
2-Bedroom $550 $910 $1,090 $1,460
3-Bedroom $580 $960 $1,150 $1,530

Note: Gross rents reflect HUD's affordability standard of 30 percent of income.
Source: U.S. Department of Housing and Urban Development, 2017; Partners for Economic
Solutions, 2018.

C. Assessing the Assessment: How We Confirmed the Data

Before the City agreed to conduct their housing needs assessment, a group of volunteer
University of Virginia undergraduates conducted their own assessment. The City’'s commissioned
report largely confirmed the students’ findings, but our independent analysis with UVA found that
more than 4,000 households qualify as cost burdened.®

Total Cost Burden on Renting and Owning Households in Charlottesville
Percentage of Household AMI Cost Burden Count
Less than 30% 2172

30-50% 1177
50-80% 1021
Total cost-burdened households: 4,370

Chart from CLIHC’s independent analysis.

The students later reviewed the PES report, and while the PES report largely concurred with
their analysis on the current housing need gap, they found some issues in the projection
estimates for 2040. For example, the report indicates that forty-five percent (45%) of residents
currently in need of housing in Charlottesville fall at or below thirty percent (30%) of the AMI, but
projects that in 2040, the percent in need will drop down to twenty-nine percent (29%). Given
that these numbers do not appear to account for residents leaving the City because of
unaffordability, this significant drop requires further explanation.?® Community leader Joy
Johnson also pointed out that the study methodology did not account for families who are
doubled up in homes due to housing pressures. Finally, the assessment did not take into
account how many families have already been displaced due to rising costs in the City or the
population that commutes into the City to work but would move closer if rents were affordable.
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D. The Current Affordable Housing Landscape in Charlottesville

1. Charlottesville’s Affordable Housing Ordinance

Virginia law restricts Charlottesville’s ability to protect and increase affordable housing.?’
Charlottesville operates under the state mandated quid pro quo formula, wherein developers are
permitted to receive special use permits to build at a higher density on their property in
exchange for an affordable housing contribution of the developer’s choice of the following:

(a) Building a certain percentage of units on site,®
(b) Building a certain percentage off-site, or
(c) Paying into the Charlottesville Affordable Housing Fund (CAHF).2°

This ordinance has proven ineffective in building affordable units where they are most needed.
Almost all developers opt for the last choice, as it is often the least expensive of the three.*® The
amount developers pay into the CAHF, however, does not provide sufficient funds for housing
initiatives. As such, the City recently contributed directly to the CAHF from the Capital
Improvement Program. For preservation of non-subsidized affordable housing, however, there
are virtually no legal protections.

2. “Affordable Housing” in the City of Charlottesville

Like most cities across the U.S., Charlottesville features a finite pool of affordable housing.
Furthermore, not all “affordable housing” is equal. Depending on the type of housing, residents’
rights may vary widely. In decreasing order of residents’ rights to the property, these include
low-income homeownership, public housing, Section 8 project-based vouchers, Section 8
housing-choice vouchers, Low-Income Housing Tax Credit properties, and affordable housing
available at market rates. Different types of housing also come with different levels of
affordability. Nevertheless, even in the face of increasing pressure to demolish public housing in
the country, Charlottesville boasts a robust public housing program thanks to the advocacy of
Public Housing Association of Residents (PHAR) and the current commitment of the
Charlottesville Redevelopment Housing Authority (CRHA).

Public housing & Section 8 project-based and housing-choice voucher programs have
historically provided a partial solution to the plight of extremely-low-income and very-low-income
families in need of stable homes. In these subsidies, tenants’ rent is tied to their income, with
them paying typically no more than thirty percent (30%) of their income towards their rent.
These programs are subsidized by the Department of Housing and Urban Development, and
the number of units available depends on HUD funding and allotments. Currently, only 376 units
of public housing exist in the City of Charlottesville. Most of these homes require rehabilitation
or redevelopment, and thus the City’s housing needs assessment included these units in its
count for unmet housing needs. Charlottesville’s public housing is managed by the CRHA.

Friendship Court, run and owned by the Piedmont Housing Alliance, is one of the City’s handful
of project-based Section 8 housing complexes. This entire site will undergo redevelopment,
while preserving the current number (150) of affordable apartments for very low-income people
and adding 150 apartments for low to moderate-income households.
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In addition to public housing, CRHA administers 290 housing choice vouchers; although
CRHA can administer up to 533 vouchers, because of Charlottesville’s high cost of living, it
cannot release all of them. These subsidies do not attach to a specific location but can be taken
to any landlord who is willing to accept them. Private landlords in Virginia, however, do not
currently have to accept vouchers, and many discriminate against tenants with vouchers.
Additionally, HUD caps the amount of rent a landlord can charge to a voucher holder. Rents are
so high in the City that many voucher holders can only find housing meeting HUD rent limits
outside Charlottesville, creating transportation barriers that can impact employment stability.3!

Public housing and project-based Section 8 also provide for procedural and organizing rights,
giving additional protections to tenants. Although housing choice voucher holders have fewer
rights as to their landlords than those tenants in public and project-based Section 8 housing,
they do have rights as to their vouchers.

Most of the vouchers used within City limits are attached to Low-Income Housing Tax Credit
(LIHTC) units. LIHTC units comprise one of the last sources of new affordable housing in the
country.®? In order to receive the tax credits, property owners must abide by a prohibition on
source-of-income discrimination (discrimination against tenants whose rent money comes
partially from a voucher). LIHTC complexes are developments funded by tax credits that come
with requirements to rent to households between twenty percent (20%) and eighty percent
(80%) of AMI range, with exact percentages determined by the particular tax credit. In exchange
for the tax credits, units must remain affordable for only fifteen (15) to thirty (30) years.3 After
that time, owners are no longer required to abide by affordability limits or any other LIHTC
program requirement. Unless the tenant has a housing choice voucher, rents in these properties
are not set by resident’s income, but rather by a percentage of the average area market rent. A
total of 720 units funded by LIHTC exist in the city.®* A myriad of organizations, some non-profit
and some for-profit, own these units.

Nationally, more than 40,000 such units could lose their affordable rent cap by 2030, with
additional units following suit as LIHTC-targeted neighborhoods around the country stabilize and
become more desirable.® Further, even were there to be plenty of LIHTC units available, these
units do not provide the same protections found in HUD subsidized units. LIHTC regulations do
not require property owners to protect tenant organizing rights, and they provide very few
procedural eviction protections beyond what is provided by Virginia state law. Developments
using tax credits, therefore, cannot be treated as a panacea to Charlottesville’s housing needs.

In addition to those affordable units described above, Charlottesville funds a few housing-
related programs to provide tax relief and other assistance to low-income individuals. For
instance, Charlottesville provides a rental relief program for individuals sixty-five (65) years of
age or older or those who are permanently and totally disabled, have a yearly income of
$50,000 or less, and a net worth of $125,000 or less.*® Tax relief is also provided through
several local governments. The City and Albemarle County also provide repair assistance for
low-income homeowners through the Albemarle Housing Improvement Program.3’
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3. Neighborhood Displacement and Racial Disparities

In this report, it may seem we sometimes conflate race and income disparities. While it is true that
these should not be confused, the evidence in Charlottesville is particularly damning.

Families Earning Over $100K by Race
in the City of Charlottesville

88%
N
i 72% \
70%

Z
s
éo\

White Black

M Percent of Charlottesville Population B&Percent of Race Earning Over $100K

Schuyler, Ridge. Dean, Community Self-Sufficiency Programs. Analysis of U.S. Census Data 2018

In Charlottesville, the fight to preserve affordable housing intertwines deeply with the pursuit of
racial justice. After August 12, 2017, in which our commitment to racial justice and the safety of
our Black residents came under a national spotlight, it became even clearer that we must go
further than debates about monuments and historical apologies. To date, the City has not
invested in gathering or interpreting data related to the racial wage gap or the racial wealth gap
amongst Charlottesville residents and the relationship thereof to displacement and housing
insecurity. In addition, the City’s quantitative analysis did not measure displacement of low-
income and racial minority groups within Charlottesville.

The data we do have exposed that the rate of Black homeownership dropped by twenty-four
percent (24%) between 2000 and 2018.% We are unaware of any studies tracking the cause of
this drop, but we note that Charlottesville, like the rest of the nation, succumbed to the rampant
predatory lending and home equity theft that caused the Great Recession.*°

The effects of racially disproportionate cost burdens stand out when examining housing patterns
amongst residents of color in the City. The City PES report found that “low-income African
American and Hispanic households bear a disproportionate share of the burden of the lack of
affordable housing.” Historically majority Black neighborhoods hold far greater numbers of
cost-burdened households than those with majority white populations (as measured by census
tracts).** Further, in the last seven (7) years, Charlottesville has seen a decrease in the share of
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Black people residing in the City.*? The following charts show the disparate impact of
Charlottesville’s growing housing costs in comparison to income.

Median household
income increase
(White) Between 2000 and 2018,
Average rent average rents in the City of
increase +103%

Charlottesville far outpaced
income growth for Black
residents.

+88%

White households in Charlottesville saw their
incomes rise alongside the rise in rents.

Median household

income increase
(Black) Charlottesville’s Black households have barely

At the same time, average incomes for

risen at all, creating a stark affordability gap.

+17%

Number of white Net change in homeownership rate
homeowners in Charlottesville in Charlottesville from 2000-2018

Race and homeownership in
Charlottesville have changed

dramatically since 2000. +3.4%

Almost 1in 4 of Charlottesville’s Black homeowners
2000:

moved or lost their home between 2000 and 5.739

. . 1 White
now. Over the same period, the number of white households
homeowners increased by more than 1,000. 2000:

Black

. . households
Today, the homeownership rate for white

households in Charlottesville is above 50%, but
only 24% for Black households. That gap has been

steadily increasing since 2000.

-5.1%

Number of Black
homeowners in Charlottesville

We must critically examine the realities of our City today, and the imminent loss of our Black
community in the face of a housing affordability crisis that affects our low-income residents of
color most of all. We urge Charlottesville to follow the example of Portland, Oregon, which
conducted a thorough study on displacement in the City, as well as possible solutions.** We
must take actionable steps towards preserving a diverse Charlottesville that welcomes all.
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Section 2. Affordable Housing Displacement Survey

Numbers only tell part of the story. Many Black and lower-income families experience poignant
feelings of upheaval and displacement as their friends and family are pushed out of their homes.
The following section uncovers critical concerns that quantitative data cannot capture.

Key Takeaways:

1. The Legal Aid Justice Center (LAJC) conducted a survey and found vast
disparities along racial lines regarding income, rates of displacement, perceptions
of gentrification and housing affordability. Black residents are extremely
concerned and feel much more negatively affected than white residents.

2. City elected officials must take immediate action to slow displacement
significantly, and to increase affordable housing options for low-income people.

Too often the conversation around affordable housing breaks down to statistics — numbers of
units, numbers of families, or cost to the City. It is easy to lose track of the human side: housing
is a fundamental physical need and a basic human right.

Where a person lives and how stable that living situation is impact every other part of a
person’s life, from family and community, to employment opportunities, to access to
food and medical care, to health and educational outcomes, and so much more.

It is impossible to consider current issues in housing apart from the historical context of urban
renewal and displacement of Black families that has plagued Charlottesville for more than 100
years. This section spotlights the very real impact of inadequate housing and displacement on
Charlottesville residents. The results of our survey highlight current, real-life experiences of 129
residents of historically Black neighborhoods.** We specifically targeted historically Black
neighborhoods and areas where the lowest wealth members of our community reside. We
focused on these neighborhoods in order to learn from people at risk of displacement and those
living in rapidly changing neighborhoods. We completed surveys in the respondents’ homes with
their agreement.

We note that many Black and low-wealth residents of Charlottesville have already been driven
out to the surrounding counties. We must therefore acknowledge that the voices of those
individuals who have already been displaced are missing from this narrative.

The image below depicts the neighborhoods in which surveys were conducted. Our
results represent the lived experiences and perceptions of residents of our City.
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The highlighted areas show the City of Charlottesville neighborhoods in which we administered
surveys. These neighborhoods include Belmont, Fifeville, Prospect Avenue, Ridge Street, Rose
Hill, and 10th & Page.

A. Information About Who We Surveyed

Fifty percent (50%) of survey respondents were Black, thirty-eight-point-five percent (38.5%)
were white, and eleven-point-five percent (11.5%) identified as other races or mixed race.
Nearly one-third of residents were disabled or living with a family member who was disabled.
This number was nearly twice as high for Black residents (thirty-nine percent (39%)) as for white
residents (twenty percent (20%)).

Respondents by Race:

Black White Mixed/Other

50% 38.5% 11.5%

Percent of Respondents Who Are Disabled or Are Living with a Family Member Who Is
Disabled, by Race:

Overall Black White

31.5% 39% 20%
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DEMOGRAPHICS OF SURVEY RESPONDENTS

Black
50%

Incomes of Respondents

Eighty-seven percent (87%) of the survey respondents reported incomes below
Charlottesville’s median income, and respondents’ average household income was $38,404.
This survey found that Black respondents’ incomes, on average, were thirty percent
(30%) lower than their white neighbors, highlighting again the racial inequity inherent in cost
of housing in Charlottesville.

The federal government uses Area Median Income (AMI) to determine eligibility for assisted
housing. We will reference AMI throughout this report. We designate household incomes as
follows: below thirty percent (30%) AMI is extremely low income; thirty-one to fifty percent (31-
50%) AMI is very low income; and fifty-one to eighty percent (51-80%) is low income.*®

The table below illustrates how those AMI percentages translate to income. For some context, note that a
person working full time at minimum wage makes $14,400 annually.

Table 2. Household Income Level Definitions, Charlottesville Metro Area, 2017

Household Size

Extremely Low Income 30 percent $16,100 $18,400 $20,700 $23,000
Very Low Income 50 percent $26,800 $30,600 $34,500 $38,300
Low Income 60 percent $32,200 $36,800 $41,400 $46,000
Moderate Income 80 percent $42,900 $49,000 $55,200 $61,300
Median Income 100 percent $53,600 $61,300 $68,900 $76.600

Note: AMI is Area Median Family Income.

Source: 2010 U.S. Census; Partners for Economic Solutions, 2017.

Table of Charlottesville’s AMI Percentages to Actual Income.
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The racial breakdown for this survey supports other analyses by the Legal Aid Justice Center
(LAJC) and Partnership for Economic Solutions (PES): people of color living in
Charlottesville are suffering the most from the affordable housing shortage. Black
residents of Charlottesville have lower incomes compared to their white neighbors, reflecting
national data that finds that Black people’s incomes are sixty percent (60%) of the average of all
incomes.*® In Charlottesville, given the high housing costs, this translates to a higher likelihood
that Black people will live in unaffordable housing and be unable to access homeownership.
This situation inhibits a family’s ability to pass on wealth across generations and makes them
less able to avoid displacement due to rising costs.

Nearly all white residents (ninety percent (90%)) felt their housing costs were affordable,
whereas fewer than two-thirds of Black residents agreed. It is hardly surprising that
respondents in households earning the least — thirty percent (30%) AMI or less — reliably
reported that their housing costs were unaffordable. This disparity draws attention to the very
real issue that lower income residents are significantly more burdened by their housing costs
than those of higher wealth, meaning a greater percentage of their income goes to the cost of
housing than their higher income neighbors.

B. Neighborhood Change and Displacement

The survey also uncovered dramatic differences in the
length of time people had lived in their neighborhood as a “We've gone from homeowners
function of race. Black respondents reported living in
their neighborhood an average of more than thirty (30)
years, while white respondents have on average been
residents of the same neighborhoods for only about

to renters. Now we have more
transient people, there's not the
same sense of community. It's

seven (7) years. At the same time, however, Black not like it used to be. There aren't
respondents were five (5) times more likely than their as many children around here.”
white counterparts to know someone who had - Survey respondent

recently moved out of the neighborhood. These
numbers show a clear trend of displacement of Black
residents and corresponding influx among white residents.

Not only were there differences in neighborhood stability by
race, but also by income. A significant majority of very "It [gentrification/displacement]
low-income survey respondents have lived in their takes people down."

neighborhoods for more than twenty-one (21) years.

) ) , - Survey Respondent
This creates a stark comparison to the average of six (6) y P

years that upper-income people have lived in these
same neighborhoods.

Reactions to change and displacement also varied by race. Although, most respondents
reported that their neighborhoods have indeed undergone change, Black respondents
overwhelmingly reported knowing someone who had moved away from the neighborhood in the
last ten (10) years (sixty-five percent (65%), versus forty-eight (48%) of white residents). The
most common reason cited for leaving was that it was too expensive to stay. Nearly
everyone surveyed indicated a desire to remain in their current neighborhood (eighty-seven
percent (87%)), with Black residents overwhelmingly indicating their desire to live in their
neighborhood five (5) years from now (eighty percent (80%), versus sixty-five percent (65%) of
white residents).
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Overall, one in five respondents said their housing costs
were unaffordable; however, Black residents were
more than three times as likely to report housing
costs as unaffordable (forty-four percent (44%))
compared to white residents (thirteen percent (13%)).
The lowest income individuals were five times as
likely to categorize their rents as unaffordable (forty-
three percent (43%)) versus those in our survey
group with the highest income (eight percent (8%)).

C. Views on Displacement and “Gentrification”

In addition to describing individual experiences, we
also wanted to determine the extent to which
Charlottesville residents perceive systemic forces at
play in their changing neighborhoods. To that end, the
survey included a series of questions pertaining
directly to gentrification.*’

“It looks more diverse, but in fact
families of color are getting
pushed out. [It’s a] cloak and
dagger process of actually
becoming less diverse.”

- Survey Respondent

"Nearly all families who are Black and
long-term residents have relatives
who are 'accomplished' and left the
neighborhood to prove success.”

- Survey Respondent

Nearly every survey respondent said that gentrification is happening in Charlottesville. Close to two
out of every three respondents said that increases in the cost of housing have forced lower income

individuals to move to more affordable areas

outside of the City. Over half of the people
responding to this question said that gentrification
needs to be stopped, with those of lower income
more likely to say so than those of higher income.
More than three out of four survey respondents
think that gentrification is pushing people of
color out of Charlottesville. Overall, forty percent
(40%) of residents indicated that change within
their neighborhoods affected them. More than half
(fifty-two percent (52%)) of white residents

“IMy neighborhood] was predominantly
Black. People were more closely knit and
generous with each other. Kids played in
neighborhood. Now everyone keeps to
themselves. People moving in from
Connecticut and New York and locals
moving [out].”

- Survey Respondent

specified change as moving in a positive direction. On the other hand, more than two-thirds of
Black residents perceived changes to be negatively impacting their neighborhoods.

According to respondents signposts of gentrification include fewer Black businesses, more
university infiltration into surrounding neighborhoods, higher rents, excessive development and
renovation, and the displacement of Black residents by white residents, so that it seems as if
“every house that changes hands is bought by a white person.” In general, respondents
identified three specific indicators of gentrification: development, decline in community,

and displacement.

Concerns about decline in community were
especially pronounced among Black respondents. Black

respondents attributed community decline to a decline in

safety, displacement of friends and family, and a
decrease in neighborhood businesses. As more white
residents move into historically Black neighborhoods,
displacement becomes a mounting worry for the long-
term residents of the neighborhoods.
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D. Public Opinion of Elected Officials

We completed the survey more than a year prior to the publication of this report. The City
Council has since committed to major funding for the redevelopment of public housing and the
expansion/redevelopment of Friendship Court.

At the time we conducted the survey, respondents expressed

widespread disapproval when asked whether City Council is doing "Tell City Council to get
enough to support public and affordable housing. We found a affordable housing for
significant racial disparity in approval levels with nearly three out of all. People are getting
four Black residents expressing disapproval, compared with fewer sick of having to move
than half of white residents. We also found that an increase in every year."

household income translated to an increase in approval for - Survey
Council’s efforts. The lowest income households were the most respondent
likely to say that Council should do more, and the highest income

households were the least likely.

Respondents offered numerous suggestions for how the City might improve low-income families’
ability to continue living in Charlottesville, such as improved subsidies, more affordable housing
options, better wages, policy changes around rent control, tax and rent relief, and home
renovation and development programs.

E. Survey Conclusions

Given the historical context of extremely harmful displacement and disenfranchisement of Black
residents in Charlottesville, the findings of our survey are not at all surprising. The message
from community members rings loud and clear: Residents of Charlottesville — Black or
white, high or low wealth — believe City officials need to make significant investments to
stop driving people of color and low-wealth individuals out of the City. Black residents
rightfully experience greater apprehension of change and displacement and believe City
leadership must do more to address affordable housing. Residents of Charlottesville desire
security, housing stability, affordability, sustained community and opportunity. In a nutshell,
Charlottesville wants housing justice. Economic and racial justice will grow from an aggressive
strategy to address the local housing crisis focused on equity.

As advocates for very low-income individuals in our community, the Charlottesville Low-
Income Housing Coalition (CLIHC) strongly urges City officials to internalize this high
level of concern as motivation to create change and fulfill the vision the community has
for itself: a vision of housing stability, equity across economic and racial lines, and
slowing development that caters exclusively to higher income individuals.
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Section 3. Race and Land Use: History and the Impact of Current
Zoning in Charlottesville

A. Racial Segregation Written into Charlottesville Code

Charlottesville’s history of intentional housing segregation and displacement stretches back
beyond the time of Jim Crow. Our current housing and educational segregation are
continuations of longstanding trends and require urgent and high-impact remedies. This section
demonstrates that housing policies—particularly zoning and lending practices—were, and
continue to be, two key mechanisms of institutional racism in Charlottesville.

Charlottesville effectuated segregation through several means: official City policy, economic
policy, and the actions of private developers. In 1912, the Charlottesville City Council voted to
segregate the City on the basis of race. Like many cities across the country, the ordinance
prohibited the sale of a property owned by a person of one race to a person of another.
Charlottesville City law also prohibited selling to a person of another race if the house sat on a

block inhabited a majority of a different race.
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“An Ordinance: To Secure For White And Colored People a Separate Loéaidn
of Residence for Each Race.” (Charlottesville City Council Minutes)*®

Despite the new law having a major impact on Charlottesville’s citizens, the Daily Progress
neither covered the vote to racially segregate the City nor published an editorial about it. This
silence may have been an attempt to hide potentially illegal activity, keep unsavory news under
wraps, or both. Although five years later, the United States Supreme Court struck down explicit
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racial segregation laws with the ruling in Buchanan v. Warley,*® segregation, as we know, was
by no means over. Charlottesville’s ordinance, and the demographic map that it created simply
provided the blueprint for future segregation in Charlottesville.

B. Segregation Through Racial Covenants

In the wake of the Supreme Court’s ruling declaring explicit racial zoning practices
unconstitutional, cities across America increased their reliance on racial covenants in individual
property deeds, and Charlottesville was no exception. Much of Charlottesville’s present stock of
single-family housing was built between 1900-1968, and during that period, white developers,
banks, residents, and realtors wrote clauses into approximately seventy-five percent (75%) of
housing deeds that declared: “This lot shall not be sold to any person not of the Caucasian
race.”™® Landowners introduced these private racial covenants in developments throughout
Charlottesville, restricting Black homeownership and rentals to older, central, and often
industrial areas of the City, including an area north of Preston Avenue called Lincoln Heights
and the 10th & Page neighborhood between Preston and West Main. The homes that contained
racial covenants often included large lots, compared to the smaller lots where non-white
residences were located, thus further reducing the ability of non-white families to generate
wealth through homeownership.5!

Further, as these racially restricted white neighborhoods developed, they successfully petitioned
the City government for water and sewer lines, paved streets, electric and telephone lines, and
other infrastructure and utilities that allowed property values to appreciate. At the same time, the
City denied petitions by Black neighborhoods for these same resources, thus providing another
key mechanism tying home equity to race.5?
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The shaded areas of this map show the private holdings of one company in and around Charlottesville in 1890. Most
of the shaded area became white-only property.
(Map courtesy of University of Virginia Special Collections)
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The Federal Government later endorsed racial covenants, making them a requirement for
Federal Housing Administration (FHA) backed mortgages.®® These further increased
segregation as FHA mortgages were common in predominantly white neighborhoods, such as
Greenbrier and other racially homogeneous “hot spots”.>
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Between 1920-1950, thousands of houses were built throughout the City, creating many
neighborhoods that continue to host higher-value homes, including, among others, Fry’s Spring,
Rugby Hills, Rugby Place, Rugby Woods, and Locust Grove. These neighborhoods continue to

be predominantly white, and today make up the vast majority of Charlottesville’s single-family
housing stock.

These neighborhoods all shared one common attribute; similar to the racial covenants specific
to individual homes, when a home in these neighborhoods sold, the housing deed included a
clause that contained a variation of the following covenant: “No property in this subdivision to be
sold to any person not of the Caucasian race.”®
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Charlottesville’s segregation ordinance, combined with racial covenants, created a scheme that
pushed Black communities into areas zoned for industrial and business development such as
Vinegar Hill, 10th & Page, and Ridge Street, a practice known as “expulsive zoning.”®®
Segregated communities for majority Black people included Lincoln Heights (1926) in today’s
Rose Hill neighborhood, and Westview Terrace (1956) in today’s Ridge neighborhood.

In addition to the concentration of Black people into neighborhoods that were sometimes
inhospitable to domestic life, during this time Charlottesville’s Black residents were denied
private home loans due to “uncertainty of payment and other factors.”’ Though Black people
could save independently and borrow money to purchase a home, they needed to do so at
higher interest rates and from less reliable sources than those available to white people.

This economic discrimination was a major force preventing Black homeownership and the
accumulation of intergenerational wealth, a factor increasingly recognized as a cause keeping
certain groups in poverty.°8

When the Supreme Court finally labeled the enforcement of racial covenants as unconstitutional
in 1948, City officials increased economically restrictive zoning as a proxy for explicit racial
restrictions.®® This tactic should not be surprising given that Ku Klux Klan chapters organized in
Charlottesville and the University of Virginia in 1922, and appeared regularly in the pages of the
Daily Progress, where it was noted that the Klan included "many of our able and influential
residents, and it is here to stay... a power for good in this community."®°

As Charlottesville became increasingly hostile to people of color, explicit white supremacy—not only
in terms of Klan membership, but also in material practices such as housing policy—escalated.

C. Segregation by Another Name: Single Family Zoning

Charlottesville made its first attempt to segregate through economic measures in 1929 when it
hired Allen Saville of Richmond, Virginia. A Daily Progress cover story described Saville as an
“authority on zoning,” who introduced the idea of zoning as a way to achieve neighborhoods “as
near perfect as can be drawn.”®!

Perfection, in this instance, was a euphemism for segregation, a legacy that continues to this

day and that is most evident in the City’s current land-use map, which largely mirrors historical
segregation trends and is part of the Comprehensive Plan.
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Charlottesville hired Saville after he demonstrated the effective use of zoning as a way to keep
Black residents out of white communities. As one of the authors of Richmond’s zoning
ordinance, he worked to prevent the construction of higher-density housing that would be
accessible and affordable to working class Black people.®® Saville's Richmond plan designated
city blocks based on race, with the intention of preventing movement into white areas while
aggregating Black neighborhoods.%

In Charlottesville, he emphasized the importance of single-family zoning but elided the
underlying segregationist purpose, stating euphemistically that “the advantage of zoning were
[sic] obvious and that all growing cities must have it.”®®> Saville’s plan divided the city into two
categories: one consisting primarily of large, single-family lots, exclusively eligible for FHA
insured loans. He labeled the second the more “dangerous” housing area with small lots, multi-
family homes, and any areas with nonwhite or mixed residents.

Planners like Saville advocated for single family zoning as a method to covertly continue
segregation across the nation.®” Restricting home construction to one dwelling per lot created
an economic barrier to low-income and non-white homeownership in a community, allowing
segregation by wealth and race. The Supreme Court affirmed this form of governmental
economic discrimination through its ruling in the case Euclid v. Ambler (1926).% Furthermore,
just as the federal government actively promoted racial covenants, it actively promoted single
family zoning by limiting distribution of Federal Housing Administration mortgages in
Charlottesville and throughout the nation to families living in Greenbrier and other
neighborhoods that, as today, were majority or exclusively white.
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This newspaper advertisement is for a racially restricted development for
Black people in the Ridge Street neighborhood.®®

Saville’s plan was, in part, defeated by community resistance. Many Charlottesville locals at the
time called it “unjust and discriminatory,” held mass meetings, and gathered signatures on a
petition demanding a referendum. Single family zoning was removed from the final measure.”
However, the division of two zones: two-family residential zoning, and business (where multi-family
homes and most of the Black population had been forced into as a result of explicit restrictions)
remained, another segregation effort which would be further solidified in the coming years.”

In 1958, the City of Charlottesville again aimed to achieve racial segregation through economic
zoning measures. That year, Harland Bartholomew Associates achieved what Saville could not
in Charlottesville’s first Comprehensive Plan. This plan, which established much of what
Charlottesville looks like today, was enacted ostensibly to promote the elimination of slums,
traffic congestion, and inadequate parking.”? Richard Rothstein has now revealed Harland
Bartholomew’s nation-wide role in exclusionary zoning in his book, The Color of Law.”
According to Rothstein’s research, Bartholomew set out to “prevent movement into ‘finer
residential districts... by colored people” through zoning, homeownership financing, and
proliferation of racial covenants.’
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Bartholomew’s methodology for exclusionary zoning included surveying city blocks for racial
makeup and “protecting” white-only neighborhoods from further development with single family
zoning.” In St. Louis, MO, he used his surveying techniques to attempt to predict where African
Americans may “encroach” in neighborhoods and instituted restrictions in these zones to prevent
integration.”® There, Bartholomew made his intentions for his methodology clear in planning
commission meetings, where he recommended “first-residential designations to prevent the
‘inva[sion] of negroes.”’” From St. Louis, Bartholomew went on to head a committee for Herbert
Hoover on homeownership, spearheading a campaign to establish racial covenants in
subdivision properties nationwide. With this track record, it is no surprise that the plan
Bartholomew brought to Charlottesville fossilized segregation in this city for decades to come.

Bartholomew’s 1959 zoning plan in Charlottesville followed closely with his methodology from St.
Louis. First, the plan sought to “recognize, protect, and encourage the predominant single-family
use which now accounts for more than 43% of the total developed land in Charlottesville.””®
Second, Bartholomew laid the groundwork for demolition and theft of Black neighborhoods.
When Bartholomew arrived, he praised Saville’s work already in laying the groundwork for “a
larger lot size and a predominance of exclusively single-family areas.””® The Charlottesville City
Council adopted Bartholomew’s exclusive zone (R-1) that solely permitted large, single-family
housing, churches, schools, and other public amenities.®° Such restrictions prevented lower
income residents from moving into these neighborhoods, despite the symbolic gains of at the
Supreme Court in exclusionary zoning. These restrictions also concentrated development and
industry in historically Black neighborhoods, forcing Black communities to bear the brunt of
density and environmental consequences. Bartholomew’s land-use map has not changed
significantly since. In fact, the city is now majority single-family zoned at fifty-five percent (55%).8

The original in this digital image is housed in: Special Collections

' No further copies can be made.

l

CITY OF

CHARLOTTESVILLE
VIRGINIA

DT e — B
oumoTTESLE  Vieaws oo anias

HOUSING PLAN
LEGEND

RESIDENTIAL NEIGHBORHOOD OF STANDALD
DEVELOPMINT

SUISTANDARD  RESIDENTIAL AREA IN NEED
REDEVELOPMINT

@DUHCIA'ING LESIDENTIAL AREA IN NEED
REHANLITATION

DEPRECIATING  RESIDENTIAL AREA WITHIN AN
AMEA OF COMMERCIAL OR  INDUSTRIAL
EXPANSION

@ UMIMIS MITL TO SUISTANDAID  AKEAS

MENTIONED N TEXT

NOTL-ALEAS WITHOUT SYMIOLS AR NON-
UESIDENTIAL  ATEAS, INCLUDING  COMMERCIAL
WOUSTHAL, PURLIC, SEMI-PUBLC AND
UNDEVELOMD  AREA

Excluding Black households from white neighborhoods was not enough. Bartholomew had his
sight set on disrupting those Black communities that did exist. Just as Saville had earlier urged,
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the Plan included an instruction to petition the federal government to provide funds for “slum
clearance,” in addition to placing highways throughout the City, a tactic used elsewhere to
cause displacement, and implementing a City-wide transportation plan. As a result, the City cut
new roads through Black neighborhoods, and then deemed these same neighborhoods unfit for
living and targeted for demolition. Bartholomew engaged in a propaganda campaign,
documenting what he claimed was urban blight. These photographs, however, were highly
engineered: many of the pictures used as evidence of the need for demolition were taken
behind homes in an effort to make them appear in worse condition.®?

The Housing Plan determined which areas featured “standard development” (marked white on
the above map). The property value in these areas would be preserved, while other areas were
deemed unsuitable and in nheed of government intervention (marked in darker shades on the
map). The darkened, hashed areas represented majority Black neighborhoods targeted for
redevelopment, including Vinegar Hill, Gospel Hill, Starr Hill, Cox’s Row and just over six (6)
blocks between Fifth and Sixth SE Streets, which according to the Plan “account[ed] for a high
proportion of the cities [sic] disease, fire calls, delinquency and crime cases.”®

This focus on “slum clearance,” which would later be called “urban renewal,” paved the path for
what would become mass takings of Black homes in the City.

D. Urban Renewal and the Theft of Black Homes

In 1964, the City razed Vinegar Hill, a predominantly Black neighborhood. This neighborhood
perched on the western edge of Charlottesville’s downtown. The City “replaced” the
neighborhood by building segregated public housing on the new Westhaven site. Many of the
roughly 500 people displaced from Vinegar Hill, many of whom had owned their homes,
relocated to this new public housing. Others left the community when they were forced to seek
employment outside the City, since many white-owned businesses would not hire Black people.
The City destroyed numerous Black-owned businesses during the razing of Vinegar Hill. The
cleared land sat empty for almost twenty (20) years.®

(DOWNTOWN ON(LY)
We've Lost Our Lease!

(CHARLOTTESVILLE HOUSING AUTHORITY HAS PURCHAS-
ED OUR BUILDING) :

Charlottesville Daily Progress advertisement of Vinegar Hill business sale prior to demolition.86

Just four days after the Civil Rights Act of 1964 formally ordered the desegregation of public
places, the Charlottesville City Council unanimously voted to downzone prosperous segregated
white areas to allow only single-family homes in the north end of the City. This represents the
first instance of official single-family zoning in the City.8” Though Bartholomew recommended
single-family zoning in 1954, it took federal prohibitions against codified segregation for the City to
heed his advice, thereby finding new legal mechanisms of racial segregation and displacement.
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At the same time, the City banned “two family dwellings” in newer segregated white
neighborhoods on the north end of the City, centered around Mclntire Park (during segregation,
designated as the “White” park).88 Chairman Thompson of the Planning Commission explained
in a Daily Progress article that this downzoning would “work a hardship on many people” but
had to be done to preserve “amenities of a neighborhood and protect investments” and avoid
crowding and “blight,” a term “infused with racial and ethnic prejudice.”® Throughout the City,
prosperous white neighborhoods were zoned for single-family homes (R1 zoning), while
working-class white and Black neighborhoods remained zoned for multi-family units.

In 1968, the newly amended Civil Rights Act made racial covenants in deeds and other explicit
housing discrimination on the basis of race legally unenforceable. Despite these law reform
measures, segregation and displacement continued unabated. In Charlottesville in 1969, the
City Yard, a City-owned facility combining vehicle storage, maintenance, and office space,
expanded into Page Street, a historically Black neighborhood, with no replacement housing.
Displaced Black residents petitioned City Council for assistance finding affordable housing.
Council records do not reflect any action upon this request.

Between 1980 and 1989, after the Fair Housing Act forced public housing to desegregate, white
applicants CRHA gave preferential access to public housing, circumventing the desegregation
edicts of the 1964 Civil Rights Act. The City, however, argued that its public housing placement
policies merely represented an attempt to reflect the majority-white demographics of the City.
This practice ended with the United States v. Charlottesville Redevelopment and Housing
Authority Federal Fourth Circuit Court of Appeals case in 1989, holding that public housing
cannot discriminate on the basis of race.®®

In 1990, the downzoning effort broadened single family zoning across the City for the first time,
prioritizing wealthy formerly segregated areas, but also including parts of majority-Black
neighborhoods. Crucially, the City zoned undeveloped areas for single-family homes
purportedly due to the traffic concerns of existing residents. This meant that current residents
acquired the power to perpetuate the exclusive nature of their neighborhoods. Planning
Commissioner William Harris cast the sole vote against the measure, citing concerns about
housing affordability and racial exclusion.
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E. “Neighborhood Preservation” and the Long Reach of the Urban Renewal Legacy

Since 1990 the zoning designations, de facto racial segregation, and resulting economic
stratification persist. No significant citywide legal zoning changes have occurred for three
decades.®® Those areas originally reserved for whites-only have largely remained as such, and
neighborhood associations fight changes to the contrary and thereby help maintain this status
quo. To this day, the single-family zoning neighborhoods continue to be predominantly white,
while the areas most flexible with regard to development rights (some still industrial) include the
remaining neighborhoods with larger Black populations.®?

Map of Race and Ethnicity by Block in Charlottesville

White Hispanic m Asian Mixed Other

Black Race and Ethnicity by Block #27
Blacks as a percentage of the population (%)
0% 20% 40% 60% 80% 100%

Road Data ® OpenStrestMap

Source: The Demographic Statistical Atlas, Race and Ethnicity in Charlottesville, Virginia,
https://statisticalatlas.com/place/Virginia/Charlottesville/Race-and-Ethnicity. Accessed 17 Jan. 2020.

Ironically, the neighborhoods where Black families have been concentrated via City policy and
other mechanisms of segregation for decades have now become attractive to higher income
families, speculators, and developers, pushing out many long-time Black residents.

Rather than strategically planning cohesive development across the city, Charlottesville has
prioritized small area plans with inadequate consideration of racial equity or economic
reparations. In fact, Councilors have consistently acquiesced to calls for preservation of
historically white exclusionary neighborhoods, and thus maintained the legacy of racist zoning
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patterns. These mechanisms have served to protect the status quo in some parts of the City
over others and to perpetuate a map of racial and economic divisions that has changed little
since before segregation was outlawed. Additionally, environmental racism has cornered Black
communities into industrial-zoned areas of the City, which are now the areas with the greatest
potential for large-scale, by-right development.®® As these neighborhoods, walkable to the city
center, become more attractive to higher-income individuals, developers are incentivized to
build luxury housing. In contrast, there are no locations in Charlottesville where the free market
economic incentive alone suffices to encourage the development of affordable housing. In
Charlottesville, as nationally, public land-use policies have become the trigger for acceleration
of de facto racial and economic segregation.%

The longstanding agreement between Charlottesville and the surrounding county of Albemarle
preventing annexation by the City of County land, later frozen in place by a change in State law,
has landlocked the City. There is insufficient buildable land to continue the market-driven,
minimal-intervention approach. A comprehensive strategy based on aggressive, equity-based
solutions is required to slow displacement in historically Black neighborhoods, preserve
diversity, and treat lower-income residents fairly.

F. Where Will History Lead Us?

We will choose where our history takes us. As we plan

for development in the 21st century, we should consider “| don't see any of them
Charlottesville’s presence on many “best of” lists and its moving. | see them being
purported status as an innovation and intellectual hub. ‘pushed out.’ Slowly these low-
Charlottesville has become a cultural magnet, with many income families are being
people moving to the City each year.% How can the City pushed out."

attract more Black residents, and how can we value and - Survey respondent

protect our diversity that is currently in jeopardy?
Planning with equity as a primary goal should serve as our mandate and reckoning in the years

and decades to come. The following chapter delves into opportunities for policy changes and
investment which could significantly improve racial and economic equity in our community.
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Section 4. Solutions

Overview

Righting past injustices and preventing further displacement of our low-wealth neighbors will
take commitment and action from the City of Charlottesville and its residents. Ultimately, the
community must come together to create a comprehensive housing strategy that prioritizes the
most vulnerable and historically disenfranchised residents and moves us closer to achieving
racial and economic justice.

At a minimum, Charlottesville must embark on land-use and housing policies that:

e Address long-standing racial injustice (such as urban renewal, racial covenants, and
displacement), rapid increases in assessments, and a lack of affordable housing options;

e Are driven by directly affected communities, with City leadership and staff supporting
community efforts; and

e Serve the most vulnerable members of our community, especially Black people and
extremely low-income persons (below thirty percent (30%) AMI).

Charlottesville and its residents already owe a grave debt to Black community members.
Housing is merely one way we can begin to pay reparations. Solving the housing crisis will
require a larger vision of justice and inclusion integrated into the very fabric of the City, starting
with the City government. This section delineates the components of such a housing strategy.

Experiential studies show that truly successful housing policies are:

e Mandatory - Policies that are nonnegotiable rather than voluntary create more deeply
affordable housing. They also provide predictability, reasonable expectations, and
meaningful incentives for affordable housing developers.%

e Permanent - Policies designed to preserve affordability in perpetuity, rather than
requiring only a limited affordability period, provide stability and certainty of continued
affordable housing.®’

e Funded - Programs that are consistently and fully funded ensure reliable resources.®

e Supported - Policies crafted, supervised, and championed by all levels of community
stakeholders, from residents to the highest levels of local government, are more likely to
survive year after year.%

The following sections outline a non-exhaustive list of options, both short and long term. We
begin with our recommendation of the most feasible and effective tool for tackling gentrification:
putting control of their community directly into the hands of low-income communities of color.
Next, we encourage strategic decision-making when implementing and funding City programs,
as well as when allocating City funds, our third section, particularly to provide reparations to
Black residents. Fourth, we suggest regulatory and zoning changes that should be considered
in the hopes of overcoming the racist history of zoning highlighted above. Fifth, we examine
partnerships that can and should be deepened to most effectively bring about change in the
community. Finally, we discuss state-wide advocacy efforts we believe are quintessential to
advance our fight.
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A. Equity Tools
1. Commit to Equity

Charlottesville must address institutional and historical racism head on with concrete solutions,
not just with symbolism and lofty speeches. Starting at the highest levels, the City should adopt

a mission of equity that cascades down all aspects of .
governance. We applaud the City’s efforts in “We cannot have racial justice
completing an internal equity assessment in 2019, and | Without housing justice.”

its commitment to an ongoing advisory team to create - Survey respondent

culture change in the city. We also support an office of
equity and inclusion as recommended by the advisory committee. The City and its residents can
continue to unravel systemic racism in the housing arena by:

1. Enacting an internal equity policy;
2. Prioritizing budget decisions that assist the most vulnerable members of our community; and
3. Committing to allow directly affected communities to truly lead as the City conducts its business.

Systemic transformation necessarily begins with internal change. City leaders and staff must
embody and model a mission to eradicate and rectify the wrongs that have been done to

communities of color. Direct consideration of equity

should appear in all City governing documents. Many | “There used to be Black-owned
localities across the country have undergone city-wide | businesses. Bike trails don't benefit us.”
social and racial equity analyses of their policies and - Survey respondent

practices, and either codified or formally declared their
commitment to equitable policy.?° For example, Atlanta, GA, and Austin, TX, have both
established cabinet level offices of equity and inclusion,°* and Seattle, WA, and Portland, OR,
both incorporated a commitment to racial equity into their planning documents, including their
comprehensive plan.10?

Likewise, we urge City leaders to revise department and program mission statements, internal
policy documents, and job descriptions to incorporate explicit and concrete goals for reparations
and eradicating racism in all decisions. All City staff should have a working knowledge of how
the racial atrocities of the past persist into the present. All departments and commissions should
be held accountable to a mission of racial justice.%

Advocates have long requested that Charlottesville adopt a policy requiring equity assessments
for all development projects brought before the City.1%4
Analogous to the National Environmental Policy Act, an equity “Stop building ridiculous,
policy requires an impact statement assessing how a proposed
project will impact racial equity in the immediate area and/or
the City as a whole.1% The policy would require “a systematic
examination of how different racial and ethnic groups will likely
be affected by a proposed action or decision.”'% Charlottesville’s own Dialogue on Race
produced a proposal for an equity assessment process which has yet to be enacted.%’

expensive stuff.”
- Survey respondent

We should note that Virginia is a Dillon Rule state; in Dillon Rule states, localities are prevented
from creating policies that are not explicitly permitted by state law. To avoid Dillon Rule
concerns, the City could also conduct internal equity assessments of projects rather than
requiring assessments from developers. Prior to any City Council vote, dedicated City staff
could analyze the equity impacts of a proposal and provide Council with an advisory opinion. To
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illustrate, if a “beautification” project proposal came before the Council for funding, City staff
would conduct a study of the project’s potential effects on historically marginalized communities.
This assessment would be included in Council’s packet for the vote. This internal assessment,
in combination with clear equity language in governing documents, would guide councilors in

their decision to approve or deny the project.

2. Prioritize Correcting Past Discrimination

In Charlottesville as elsewhere, local and national programs meted out injustice on communities
of color. The City and its residents must commit to doing justice for the theft of generations of
wealth and repeated displacement. This starts by investing in Black people and low-income

residents in its budget-making and resource allocation.

Decisions about where to direct resources are not colorblind. A vote to use
City-owned land for something other than to serve those most in need is a
vote to perpetuate the longstanding institutional racism built by generations
before. Simply put, a decision to fund beautification in predominantly affluent
white neighborhoods rather than invest in basic amenities in predominantly
Black neighborhoods is a racist choice. Given the demonstrated correlation of
economic and racial inequity,°® choosing to invest in middle-income housing
over low-income housing means choosing to continue displacing Black
people from Charlottesville.

“Give us the respect
we deserve, because
you didn’t do us right
back then.”
- Survey
respondent

Charlottesville must explicitly define “affordable” in all of its ordinances and other governing
documents, such as the comprehensive plan. The City should prioritize housing for the lowest-
income families (those at zero to thirty percent (0-30%) AMI). Focusing initiatives and funding
on public housing and nonprofits with explicit missions to provide affordable housing to that
demographic will allow for deeper affordability and higher accountability to the community. The
City’s current Comprehensive Plan has a goal of achieving only fifteen percent (15%) supported
“affordable housing,” without formally defining what “affordable” means.® The City cannot
continue to stand by this goal when the Needs Assessment so clearly shows that housing
shortages are greater and more concentrated for those earning less than thirty percent (30%)
AMI.110 This adjustment is imperative not only because of the numbers, but also because

Charlottesville’s history compels us to follow the only morally acceptable path.

3. Share Power with Directly Affected Communities

Reversing the harm of the past requires deep and
authentic community involvement. The City must both
amplify those voices that have been historically
silenced and respond to their input. Studies show that
community leadership in City decision-making is a

people [are] left."

"This neighborhood has become
entirely white, only 2 or 3 Black

- Survey respondent

great weapon to slow displacement.'* Many City

officials have begun to understand what advocates such as Joy Johnson, Board Chair of the
Public Housing Association of Residents, have been explaining for decades: directly affected
individuals are the best experts on the real needs of their communities. Policy-making
groups—from neighborhood associations to city task forces—should reflect the community

whose well-being is at stake.!!?

34




Low-income people deserve more than justa | “Charlottesville has a real opportunity to be a leader
token “seat at the table.” In order to create a in racial justice for the whole country. Affordable
more just and accountable government, we housing would be a step towards achieving that.
must make community-driven oversight and Additionally, it’s the right thing to do. We should
decision-making accessible. The City should | support the low-income members of our community
prioritize community involvement by and to the best of our ability.”

providing low-income residents with: - Survey respondent

e The tools and information that they need to learn about opportunities and fully participate;
e Proper compensation for their time;

e Accommodations for their scheduling needs; and

e Access to childcare, food, transportation and other supports to enable participation.
Charlottesville has a wealth of community resources, including organizations such as PHAR,;
University of Virginia faculty, staff, and students; and a network of highly engaged activists.
Rather than viewing these networks as a hindrance to the City’s progress on affordable housing,
we should embrace them, and draw upon their strengths for the community-driven development
of affordable housing.

Of course, community-driven leadership needs resources; although such leadership is the most
effective model, it does not come without a cost to those involved! The City should begin by
paying stipends for low-income people who serve on boards, task forces, and review boards to
account for their time and resources necessary for them to be available.

Similarly, City funding processes require reforms. The mechanism for social service agency
grantmaking values professional grant writing over impact in addressing equity and other key
priorities. This results in community-based organizations like PHAR, which lack staff grant
writers, struggling to stay afloat, while others don’t survive at all (such as the Quality Community
Council). The City should aim to provide resources to community-based organizations to help
them seek grants with the same competitive level as those organizations with more resources.

4. Hire and Train Low-Income Residents

As the City works to address and correct the systems of inequality that are currently in place, it
should significantly increase its investment in economic opportunities to benefit low-income
communities. These initiatives could build off the Growing Opportunities program, potentially
including job training, education, and support to

create local small businesses with training and "The Black population has to move
advancement opportunities. One tool for community- because they don't make enough to
controlled development is Section 3 of the Housing sustain themselves in the City."

and Urban Development Act of 1968, which “requires - Survey respondent

that recipients of certain HUD financial assistance, to
the greatest extent possible, provide training, employment, contracting and other economic
opportunities to low- and very low-income persons, especially recipients of government
assistance for housing, and to businesses that provide economic opportunities to low- and very
low-income persons.”!3
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This approach has found success in Chicago in recent » _ ,
years. In 2013, after extensive community activism and The City needs to make economic
a HUD investigation, HUD and the Chicago Housing opportunities available for people to
Authority (CHA) entered into a Voluntary Compliance have a dignified standard of
Agreement to ensure that the CHA met its Section 3 living...to keep the neighborhood
obligations.1** The Chicago Housing Authority began to | Stable and prevent people from

use this program to cultivate meaningful job training having to leave.

opportunities for local residents. Resident groups such - Survey respondent

as the Cabrini-Green LAC Community Development
Corporation, a resident led development corporation, also enforce Section 3 through
partnerships with the CHA. CHA exceeded benchmarks set by HUD, including contractor hiring
and subcontracting, prompting HUD to waive the last year of its compliance agreement.'!® In the
past few years, “CHA has become a leader in Section 3 activity, building the nation’s first office
specifically tailored to Section 3 business concerns, offering direct assistance, training and
support to Section 3 business owners. CHA also created an in-house portal system for Section
3 residents and businesses to search and apply for jobs and contracts.”®* CRHA has made
great stride in the past two years in this area, hiring a new Section 3 coordinator and making it a
high priority for the organization.

B. Strengthen and Empower Existing Programs and Tools

Charlottesville already has many of the tools that it
needs to address the affordable housing crisis. Thus, it
must begin by investing in efforts that are rooted in
community voices, protect directly affected individuals,
and have proven to be effective in our city.

“No one should have to worry about
a roof over their head.”
- Survey
respondent

1. Continue to Invest in Public Housing

The Charlottesville Redevelopment and Housing Authority (CRHA) constitutes an important and
powerful tool already in place for attacking the housing crisis. CRHA manages and administers
all public housing and most housing choice vouchers for the City of Charlottesville. Public
housing is the gold standard among affordable housing options available today because of its
deep affordability, promotion of tenant organizing rights, and permanence. CRHA is an
independent agency of the City and has demonstrated a serious commitment to resident-led
governance. It has the authority to hold and develop affordable housing, and it has the support
of the community.

To continue and strengthen the work CRHA is doing, the following action steps are recommended:

e The City’s separate funding to CRHA has been a tremendous and essential component of
redevelopment of public housing in Charlottesville in a way that honors tenants’ voices and
rights. CRHA should continue to receive increased financial support and staffing capacity;

e The historic level of funding appropriated in 2019 for redevelopment planning should be
sustained in future years;*’

e A strong collaborative relationship should be built between CRHA and the City’s
Neighborhood Development Services (NDS). This will ensure the prompt issuance of
necessary permits and provide timely assistance to extremely low-income residents; and

e All city-owned land potentially useful for housing should be transferred to CRHA to
facilitate affordable housing development.
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Currently CRHA is in the process of beginning redevelopment of its sites, starting initially with
two sites. Charlottesville should provide timely attention and needed resources to the “parallel
track” goal of improving resident quality of life at public housing sites not slated for
redevelopment in the near future. City support would help address neglected maintenance,
modernization, recreational improvements and other current needs.

Some of the people currently living in our community’s public housing were originally residents of
Vinegar Hill or are their descendants. Therefore, the City must provide reparations to historically
displaced Black families by properly investing in public housing repair and redevelopment.

We recommend that a separate, stable line of CRHA funding should be created to start to
make amends to those displaced through racist city policies. In addition, the City should
start a designated fund for reparations administered by CRHA to provide down payments and
grants for affordable homes for former residents of Vinegar Hill and their descendants.

2. Strengthen the Charlottesville Affordable Housing Fund

The Charlottesville Affordable Housing Fund (CAHF)
currently provides the only flexible funding source in the
City for affordable housing. It remains relatively small,
and until this year, virtually all the nonprofit housing
providers and the City’s own public housing authority,
CRHA, competed for the same small pool of funds. We
recommend the following changes to the fund:

“l work three jobs every day, pay
taxes, and can’t seem to purchase a
home in a place that is supposed to
be an affordable housing area!”

- Survey respondent

Committing to significant, dedicated, sustained support by increasing funding by at least
twenty percent (20%) each year for the next ten (10) years;'*®

Protecting CAHF money from efforts to dilute the purpose, such as the 2018 effort by
NDS to convert CAHF into a revolving loan fund rather than continuing the established

grant program;

Exploring requiring a greater cash contribution to the CAHF under our Affordable

Dwelling Unit Ordinance;*°

Spending money from this fund strategically to prioritize projects that benefit extremely-

low-income residents in a manner consistent with
the principles laid out in this report regarding racial
considerations. The fund should prioritize non-
profit developers who adhere to missions to
serve low-income communities;!?°

Attaching conditions to funding such as a requirement
to adhere to anti-eviction and anti-displacement
policies for a minimum number of years.?* Further,
the CAHF should have a community advisory board

“The wealthy developers should
provide options for affordable
housing when they build and build
and build. They get richer while they
squeeze out long term residents.”

- Survey respondent

which includes directly affected residents to oversee distribution;

Exploring a “value capture districts” budget policy to create a dedicated funding stream
for the CAHF.'?2 In Virginia, a certain percent of new real estate property tax revenue
generated by redevelopment and rising assessments of properties with frontage along
major growth and transit corridors can be dedicated to an affordable housing fund like
CAHF and low-income resident tax relief within adjacent Qualified Census Tracts. For
example, Water Street and Water Street Extended tax revenue would be directed to

QCT 4.01 (Ridge Street);*??
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e Finally, those administering this fund should continue working in partnership with the
Housing Advisory Council to ensure the greatest impact in funding decisions.

3. Increase Funds for City Housing Choice Vouchers

Thus far, City funding has only made a small dent in the need for housing subsidies in
Charlottesville. *2* According to Charlottesville Tomorrow, “under the current federal housing
assistance program, the Charlottesville Redevelopment and Housing Authority is authorized to fund
533 rental vouchers. But because rental rates are so expensive in Charlottesville, the CRHA can
only afford to fund about 400.” 12> Meanwhile, as of July 2017, CRHA reported having 1,402 people
on the waiting list for housing vouchers. In 2017, the City approved $900,000 for a new locally
funded voucher program to enable at least another 100 families to achieve stable housing. 126

To improve the voucher program, the City:

e Must increase the funding for these vouchers; “The waiting lists for housing are

e Must provide sufficient funding for staff to really long. Me and my baby were
administer the vouchers, including landlord basically homeless, even though |
outreach and enforcement; and was working full-time. It took a really|

e Should create a permanent funding source for long time for us to find anything.”
this program so it does not need to be re- - Survey respondent

approved every fiscal year.

Despite the progress of the voucher program, there are serious barriers to entry that must be
mitigated, including: a lack of available housing within City limits, a limited supply of vouchers
relative to the demand, a lack of funds for security deposits, and outright discrimination by
landlords who refuse to rent to voucher holders.*?

In addition to the aforementioned recommendations, the City should explore flexibility within the
voucher program. For instance, it could combine resources with local nonprofits and provide
vouchers to secure housing with mission-driven organizations. Further, to minimize the threat of
discrimination from landlords, Charlottesville must provide education and incentives to landlords in
high-opportunity areas with access to employment and transit, thereby furthering racial equity goals.

4. Adopt the Charlottesville Affordable Housing Mobility Fund Ordinance
In 2017, the City created a Landlord Risk Reduction Program, which allows landlords who rent

to low-income tenants to seek reimbursement from a pool of funds for damages to their rental
properties. Although this may have provided some encouragement to landlords to rent to

tenants with rent vouchers, it unfortunately also

reinforced a stereotype that voucher holders will “Sixty years Iat’er we are still being
damage the property of the landlords and incentivizes treated like we're prisoners. But our
landlords to pursue frivolous lawsuits against tenants. only crime is that we didn’t myest
Furthermore, there existed no data on the success of our money, because we didn't have
the fund in terms of whether landlords who would not any money to invest.

otherwise do so have rented to low-income tenants - Survey respondent

because of this program. Adding to the program’s

problems, it requires that landlords sue and obtain judgments against tenants for alleged
damages from tenancy in order to access the fund.'?® The Landlord Risk Reduction Program
exemplified a proposal that needed community input, but communication and accountability
were not built into the process.
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Therefore, the Housing Advisory Policy Sub-Committee
has proposed a new use for these appropriated funds:
a fund which allow tenants to use the funds in lieu of a
security deposit and for landlords to be compensated
should any issues with rent or damages arise.

“l don’t have money for food after |
pay rent at the end of the month.”
- Survey respondent

This fund program has the potential not only to encourage landlords to utilize the voucher
programs in Charlottesville, it is an opportunity to create a collaborative among the public and
private sector to increase housing mobility across the city. Tenant-friendly landlord incentive
programs incorporating such elements as described above can be found in a number of cities
across the country, including Richmond, Virginia.'?®

C. Financing & Revenue Generation

In addition to investing in community efforts and tools, Charlottesville must take proactive
financial steps to address the affordable housing crisis and provide reparations for the harm it
has caused Black residents.

1. Adopt Equitable and Progressive Budgeting and Taxation

Due to decades of disinvestment, prioritizing restitution to Black Charlottesville residents may
require new revenue. We advocate for using progressive taxes to support anti-
displacement efforts and construction of new affordable housing for extremely low-
income people. At the same time, we remind lawmakers that investment in affordable
housing is a matter of priority, not simply of revenue. The City (its residents and its leaders)
must ask itself why it approves some multi-million dollar projects and pro-business tax credit
programs in the budget without much debate, while others, especially those associated with
helping low-income people, are the focus of dozens of hours of consideration.

The City must tie future tax increases to clear commitments to paying back what it owes to
Black communities in Charlottesville after centuries of state-sanctioned oppression. Any
changes in taxation must be coupled with commitments to affordable housing and confronting
displacement, be it in the form of a bond issuance for CRHA or a five-year commitment to fund
the Charlottesville Affordable Housing Fund at a much

higher level, otherwise the funds could be used in ways "Non-whites are having to move.

which perpetuate injustice. My heirs can't stay here because
of taxes."

CLIHC supports consideration of adjusting real estate - Survey respondent

taxes back to pre-recession or state median levels to
support important priorities such as housing and education. The City should couple such a
change with aggressive tax and rent relief. CLIHC also applauds Council’'s courageous vote to
increase meals and lodging taxes to address the needs of those most neglected by our City.
City staff should also research their ability to apply tax incentives for owners of affordable rental
housing so that owners don’t pass increased taxes on to tenants.**°

Finally, the City should continue to make improvements to the Charlottesville Housing
Affordability Program (CHAP), which provides tax relief for low-income residents, as well as the
programs serving people who are older than sixty-five (65) or who have disabilities.**! Increased
rebate amounts and expanded eligibility is a way to create progressive taxation and slow the
tide of displacement that is rapidly changing our city.
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2. Issue Redevelopment Bonds for Affordable Housing

In the early 1980s, Charlottesville issued a $9.5 million bond and appropriated the funds to
CRHA; in turn, CRHA transferred these proceeds to a private developer slated to build a hotel-
convention center atop of the former Vinegar Hill community.'3? Charlottesville can reclaim this
same procedure from its ugly past for the benefit of those it harmed by issuing a bond and
committing bond proceeds to extremely low-income housing instead of to private profit.
Although CRHA has the power to issue its own bonds, it does not have the resources to back
them.33 Thus, the City must step in and commit to their debt servicing costs. The City should
use any budget surpluses to back CRHA bonds. CLIHC asked for an initial bond of $50 million
to support affordable housing, specifically the redevelopment of public housing, and publicized
this request with a petition that received support from more than 3,000 people. Although the City
did double their contributions for fiscal year 2020, this is only a short-term solution, whereas a
bond would provide annual support. With additional resources, CRHA and other affordable
housing providers could expand the numbers of apartments and homes available for extremely
low-income and very-low-income people.'3

3. Be Wary of Tax Increment Financing

Many municipalities across the country fund development projects through Tax Increment
Financing (TIF). TIF programs allow local governments to issue bonds to developers backed by
the projected increased tax revenue in the project area.'® Virginia law enables municipalities to
use TIF by designating a “TIF district,” freezing the tax revenue base in that area and using any
additional tax revenue to repay infrastructure financing.**® Tax revenue from the original tax base,
as well as any surplus revenue after project debts are paid, goes to the City’s general fund.

Although TIF districts may be useful for encouraging development without raising taxes, there are
a number of drawbacks. First, use of TIF revenue is limited to funding development project costs,
most commonly infrastructure improvements, and it is not clear that the revenue can be pledged
to affordable housing.r*” Second, the designation of a TIF district removes increased revenue,
some of which may have accrued due to natural property appreciation, from a city’s general fund
and can no longer fulfill basic City needs, such as school funding or social services.'* Third,
Virginia law requires that TIF revenues be placed into a Tax Increment Financing Fund which
lacks the oversight and community input of the normal budgeting process.**

Therefore, if Charlottesville pursues TIFs or similar revenue tools, it must pair its efforts with true
commitments to equity affordable housing and oversight so that funds are used for their
intended purpose.

4. Explore Long Term Tax Solutions

Taxation can be an incredibly powerful tool to encourage affordable housing development and
preservation. However, Virginia’s restrictive Dillon Rule may stand in the way of some of the
most effective progressive tax reforms. Thus, Charlottesville may need to seek permission from
the General Assembly to enact some of the following suggestions.

a. Earmark Taxes and Fees for Housing for Extremely-Low-Income People

Tying tax revenue to affordable housing and anti-displacement should be a high priority.
Currently, the City is experiencing increased revenue as the urban core becomes a more
popular destination for living; however, the City has not harnessed new revenue for the purpose
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of lifting up the most vulnerable in the long term until very recently. If the City does not have the
power to stop rampant development within its borders, it should at a minimum capture the new
revenue to reinvest in its residents.

To start, new revenue should be injected into at-risk neighborhoods with the explicit goal of
preventing displacement of lower-income residents.*° Spikes in revenue due to skyrocketing
property values in neighborhoods under attack should be set aside for a strike fund to purchase
property and stem displacement.'*! Impact or linkage fees for new developments, particularly in
rapidly changing neighborhoods, should be earmarked for affordable housing targeted to the
extremely low-income demographic.42 One option may be for the City to waive these fees to
reward those developers who commit to increasing the affordable housing stock for extremely
low-income people.

b. Use Tax Policy to Increase Funds and Deter Harmful Practices

with the right enabling authorization from the state, the City could fund affordable housing and
prevent rapid displacement of communities of color. Carefully crafted revenue tools, such as the
mansion tax, can potentially curtail harmful speculation in vulnerable neighborhoods and generate
income for the City to be used for affordable housing efforts.24® For example, discouraging “flips” or
speculation in vulnerable neighborhoods could be done though anti-speculator taxes, which apply
higher tax rates for homeowners who do not live in the home and own the property for less than a
certain period of time (such as one year). Vacancy taxes, or fees levied on properties that are in
resource rich locations that remain empty, can discourage wasted land and fund affordable
housing simultaneously.***

Charlottesville could also consider levying higher taxes on properties that cause rapid price
escalation within a short time period. Charlottesville should tax new developments in
neighborhoods under attack at a more aggressive rate than those developing in historically
exclusionary zoning areas. The City could then use a properly run TIF-like structure to set aside
funds earmarked for affordable housing within a half-mile radius of any new development. To do
this, Charlottesville could look to New York City’s tax on high value homes. New York has long
levied what some unapologetically call a “mansion tax”: additional taxes on homes valued at
above $1 million.*®

Finally, the City could offer landlords tax incentives in exchange for concessions that benefit
renters such as a pledge to accept or other tenant-friendly deed restrictions. Land value taxes,
or split rate taxes, and real estate transfer taxes are other creative solutions for tackling inequity
in the city.1#® Many of these solutions will require further analysis for unintended consequences
and state restrictions, but they are well worth the investigation to generate revenue and
encourage responsible, ethical building in the City.

5. Freeze Tax Assessments and Create Automatic Tax Exemption Programs in At-Risk Areas

To preserve equity and prevent displacement of long-time homeowners in historically Black
neighborhoods, the City could explore freezing assessments for longtime and/or at-risk
homeowners in areas facing rapid displacement.'*” Charlottesville has enacted few protections
against rising taxes in vulnerable neighborhoods, even though state law allows for tax deferral
of all or any portion of “the real estate tax that exceeds 105% percent of the real estate tax on
such property owned by the taxpayer in the previous tax year.”'*® The deferred amount would
become due upon the sale of the property or the death of the taxpayer.14°
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New York City’s Property Tax Circuit Breaker Program could inform the City’s implementation of
this deferral statute, although Charlottesville should amend this approach by removing the
requirement that the bill be paid upon receipt.*® Through this program, once a homeowner’s
property tax exceeds a certain percentage of gross income, the homeowner is entitled to tax
relief automatically, rather than having to apply through a more burdensome process.**!

Another option that already exists is for homeowners to appeal tax assessments; however,
many residents remain unaware of their rights to do so, and thus this option remains under-
utilized. The City should publicize information about this program through targeted outreach to
vulnerable homeowners, and officials should take the risk of displacement into account when an
appeal is filed.

D. Zoning and Regulation

City officials or consultants regularly claim that land-use

regulation and zoning are neutral tools—helpless against social “If you've been here all
ills. These claims cannot continue, as they helped create the your life you shouldn’t
social ills plaguing this city. The core of Charlottesville’s land use | have to leave. This is

and zoning rests upon a foundation of racism. Indeed, as bad.”

discussed above, Harlan Bartholomew, a central figure in - Survey respondent
exclusionary zoning highlighted in one of the nation’s most

significant works about segregation, created Charlottesville’s first
comprehensive plan.

Charlottesville pushed Black neighborhoods into industrial zones, while protecting white
neighborhoods so that they could remain racially exclusionary. We must scrutinize the designations
in these neighborhoods that persist and attempt to end the

longstanding tradition of discrimination against communities "If you build houses around that
of color. As Jordy Yager, digital humanities archivist at The aren't affordable, they're not for
Jefferson School African American Heritage Center, asked in | people that's working. It's really
a presentation on the legacy of racism in zoning and land hard."

use, what would it look like if we “gentrified” formerly whites- - Survey respondent
only neighborhoods? What if we reform the current land use

map to address the imbalance that allows developers
extensive building rights in historically Black neighborhoods as a legacy of environmental racism
and exclusionary zoning, but very few rights in the former whites-only neighborhoods?

1. Upzone Neighborhoods with a History of Exclusionary Zoning

At present, without mandatory inclusionary zoning ordinances, the City will continue to fail to
meet affordable housing goals. The current affordable housing ordinance falls far short of the
need.'*? Although sometimes called the “third rail” of zoning, it is nonetheless high time for
Charlottesville to critically reevaluate the “R1” single-family zoning in the City, particularly in
those areas with a history of racial exclusion. “Upzoning” signifies the process of allowing multi-
family dwellings in areas that previously only permitted single-family homes. In 2018, the
Planning Commission appeared to have begun examining the elimination of single-family
zoning, as Minneapolis has also recently done.*®® The City should upzone historically
exclusionary areas, restricting by-right development to affordable units for extremely
low-income people.
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Mr. Yager has undertaken an extensive mapping project to identify neighborhoods that have
historically excluded communities of color, through either explicit or implicit means.*>* The City
must decide how it will incorporate this information into its planning efforts. For example, the
North Downtown neighborhood, which includes properties that once held racial covenants,
directly abuts the economic hub of the city, the Downtown Mall.*>® Yet, multifamily housing is not
permitted in much of this area due to the historically exclusionary zoning in this neighborhood.
Upzoning neighborhoods such as Greenbrier, Rugby Road, the Downtown Mall, North Downtown,
and other strategically located areas (all of which offer the convenience of being within walking
distance of transportation hubs, economic opportunities, and quality education) only for affordable
housing for extremely low-income people would be a significant step on the path to equity in
Charlottesville.?>® Affordable housing should be permitted by right in these neighborhoods.

Strategic placement that acknowledges historic institutional racism will have the added benefit
of achieving federal mandates under the Fair Housing Act, namely to affirmatively further fair
housing,*®” and begin to make amends for past policies. Such a zoning change should occur
now and should be incorporated in the comprehensive plan and land-use map that is underway
as this report is being generated.**®

According to a May 2018 Shelterforce article, “[i]f a city is considering changing its zoning to
allow for increased density in one or more neighborhoods, it’s likely that those neighborhoods
have enough market demand to support an inclusionary requirement. Upzoning creates
valuable new development potential that can lead to higher profits. Including affordability
requirements along with upzoning allows the government agency to capture some of the value
provided to developers by the increased density for the provision of affordable housing. In these
cases, it's essential to bake in affordability requirements at the moment of upzoning so land
costs don’t immediately rise to eat up the value of the new development potential.”**°

2. Downzone to Incentivize Affordable Housing

Conversely, the Planning Commission could investigate downzoning certain areas of the city,
reducing the allowable development in those areas, but allow

the right to build affordable housing “by right.”*%° Currently, “[Developers are] putting in

areas close to the downtown corridor have relatively high by- new million-dollar homes in
right development standards, and downzoning could limit the areas where low-income
amount of market rate housing development and encourage the | families were once able to
development of affordable housing. afford."

- Survey respondent

Downzoning could appease critics of density, while also
providing a mechanism to incentivize affordable housing
development. By reducing the allowable building rights such as height and density except for
affordable housing development, the Planning Commission could independently encourage
development of affordable housing and harmonize the current zoning landscape with the
affordable housing ordinance.¢!
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Finally, the Planning Commission should consider
identifying historically Black neighborhoods and, with
genuine community engagement to identify the
desires of long-time residents, consider downzoning
these neighborhoods. This could begin to undo
decades of institutional racism, where Black families
were forced to live in the only neighborhoods not
governed by restrictive racial covenants and racist

“We’ve lost a lot of this
neighborhood. Our house and our
neighbors are the only ones
remaining. The City needs to
prevent long-time residents from
being pushed out.”

- Survey respondent

segregation zoning ordinances, allowing for
unfettered development and sometimes caustic non-
residential uses.

3. Leverage Accessory Dwelling Units

An Accessory Dwelling Unit (ADU), sometimes referred to

as a “granny flat” or “in-law unit,” is a detached or
attached independent home located on the same property
as a (typically larger) primary home. While ADUs can
provide a small number of additional units, this housing
intervention is often used as short-term rentals (such as
Airbnb), and not for affordable hOUSing.le Without can't afford it. Some landlords
protections in place to ensure that ADUs are used by want three months’ rent up front."
those with the greatest need, ADUs may end up only - Survey respondent

"How are you supposed to live in
Charlottesville? It's not affordable
here except for the doctors,
lawyers and college students.
Regular people with 9-5 jobs

benefiting high-wealth students and homeowners.

Charlottesville currently allows for accessory dwelling units, but only if the property owner lives
onsite and the ADU does not house more than two people.'®® However, certain restrictions
could be altered for landlords in exchange for enforceable affordable housing agreements,
such as:

e Agreeing to rent to voucher holders;

e Agreeing to maximum rental charges; and

e Enabling both the main property and the ADU to be rental units, if they are affordable or
rented to voucher holders, rather than requiring the property owner to live there.

Likewise, the City could encourage the use of ADUs for affordable housing by permitting the
following in exchange for deed restrictions for affordability:

Removing the ADU occupancy limit;
Increasing allowable square footage;
Increasing allowable height; and
Reducing design restrictions.

The City could explore financing for construction of affordable ADUs by partnering with non-
profit providers and condition such loans or grants on affordability requirements with careful
monitoring.*®* Planners should meet with non-profit developers to explore how these barriers to
building can be overcome so that at least private initiatives to build are supported.
Charlottesville cannot have a conversation about ADUs without first confronting its problem with
short-term rentals crowding out housing for permanent residents. The City’s own study found that
“more than 200 year-round housing units in the city have been diverted to short-term
transient rentals through Airbnb and other leasing services.”'% The City must place
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restrictions on short-term rentals, enforce existing regulations, increase its seven percent (7%) tax
on such rentals to fund affordable housing construction, or impose a fee system, as other cities
have done.'%¢ Charlottesville cannot continue subsidizing amenities for tourists while neglecting its
own residents.

4. Small Area Plans: Enact Only if Low-Income and Historically Silenced Voices Are Incorporated

Charlottesville has already begun the use of small area planning or planned unit development
tools in the Hydraulic, Cherry Avenue, and now Starr Hill neighborhoods.®” The City must be
careful when creating small area plans and only use such plans if when they are guided by
principles of citywide equity. These tools can either be an excellent tool for change or a further
entrenchment of historical discrimination against Black residents.

Small area plans are exactly as they sound: a plan, or regulating document, created only for a
designated geographical boundary, such as a neighborhood.'®® Small area plans pose a threat
to equitable housing if they are created as islands, disconnected from the larger historical
context and voices of traditionally disenfranchised people.'®® To illustrate, small area planning
becomes a tool for racial discrimination if the City initiates a plan in a neighborhood with a
legacy of exclusionary zoning and only engages the residents currently living in that
neighborhood. Without the voices of historically excluded residents, the current residents often
demand to keep the neighborhood the same, and the racist zoning laws of the past continue in
practice.”® The City should not use small area planning to solely engage current residents living
there by virtue of continued state-sanctioned segregation or in a way that does not directly
address prior exclusionary practices in the neighborhood.

If done right, however, small area planning could be a tool to adopt concrete mechanisms to
make amends for discrimination such as increased zoning allowances for affordable or modest
housing development. For example, exclusionary neighborhoods can strategically engage
residents citywide and lift up the voices of those, particularly of Black residents, who were
historically excluded from the conversation.’* Small area planning, like all planning and
development in Charlottesville, must confront the persistence of segregation and discrimination.
Any other approach will fail to address persistent racial inequity.

5. Preserve Historically Black Neighborhoods and Protect Long-Time Black Residents

Charlottesville has already lost too many Black neighborhoods due to urban renewal and recent
inaction.”? The City must now do all that it can to protect remaining long-time Black residents and
neighborhoods. To do this, the City heeds to explore both existing obligations and new tools.

To start, in addition to prohibiting direct discrimination against protected groups, the Fair
Housing Act (FHA) requires HUD to ensure that the City affirmatively furthers fair housing.'”®
This means that recipients of federal Housing and Urban Development and other federal funds
must “take the type of actions that undo historic patterns

of segregation and other types of discrimination and “We rode around the neighborhoods
afford access to opportunity that has long been and it broke our hearts. They're
denied.”" The City fails to meet its FHA obligations tearing stuff down and it feels

when it does not preserve existing affordable housing traumatizing.”

and allows the mass displacement of Black people.® It - Survey respondent

also violates the FHA when it aims to relocate Black
people to areas that lack resources such as public transportation, quality schools, and accessible
food sources.'’® Aggressively combating “gentrification” or displacement, therefore, must
become a top priority for Charlottesville to meet its FHA obligations.
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To do this, the City should take several steps. First, residents and the City can work together to
identify at-risk or “cultural preservation” areas requiring protections. Data from the recent city-
sponsored housing needs assessment and the Orange Dot report has already provided some
information as to where such culturally rich neighborhoods are located, but the City could do
more to identify and protect these neighborhoods. For example, in Denver, CO, a study mapped
the entire city and identified areas in need of specific protection from displacement.*’’

Second, Charlottesville—both the
government and the community at large—
should value and protect the residents
remaining in historically Black
neighborhoods with the same ardor that it
displays for historic preservation. The City
must explore targeted housing
interventions'’® for long-time Black residents
in those neighborhoods, such as:

“Most people | know are paying way more than
we can afford for rent. | have to choose
between paying my rent on time and putting
healthy food on the table. Some months | can'’t
get prescriptions filled. Other people | know
can’t choose high-quality childcare. The
barriers are so large for low-income people.”
- Survey respondent

Resident-driven planning;

Additional tax and rent relief and home repair grant allocations;

Height and density or other development restrictions;

Foreclosure prevention funding to keep long-time Black homeowners in their homes;
Zoning restrictions — analogous to a historic preservation designation but with the
purpose of uplifting low-income, low-wealth homeowners; and

e Protections against demolition or mass displacement of livable affordable homes.

Other cities have accomplished such preservation of community by enacting similar policies to
those above. Chinatown in San Francisco, though struggling today, experienced decades of
demographic stability and affordability after community activists organized around preserving
their neighborhood.*”® Community-led planning that honored both needs and assets of the
neighborhood hallmarked the process. Charlottesville could also consider rebuilding
communities lost to displacement by providing priority to displaced residents in building projects,
as Portland, OR, has done in its “right to return” program.8°

Finally, the City could employ the equity tool described above in Section 4.A.1 to prevent
displacement in vulnerable neighborhoods. Any time a developer requests funding of any kind
from the City, or the City decides to invest in a threatened neighborhood, the project would be
analyzed for potential displacement of residents.*®! If an equity analysis shows that there will be
negative impacts on vulnerable communities, the City should require mitigation of such
displacement as a part of the planning process. The City must take the stance that undoing
structural racism is as important—if not more so—as historical preservation.

6. Improve Current Procedures and Regulations

Both developers and advocates agree that the current zoning code and procedures for
development are broken. Development of affordable housing is no exception. The City has
already received recommendations from its Housing Advisory Council to ease the pathway to
development of affordable housing, especially for nonprofit and community-based groups.'8?
Currently, nonprofit and affordable housing developers face significant barriers to building homes.
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Although the City already provides benefits for increasing the building stock, developers
struggle with the development process. For example, fee waivers and expedited processing for
affordable or nonprofit development exist in local ordinances, but neither of these are
consistently followed or implemented.

Even with expedited processing, a permitting process for an affordable housing site can take
many months. The 2019 success of the CRHA site planning approval demonstrates the
achievability of responsive and efficient processes.

Further accommodations for affordable housing development recommended by the HAC include:

Reducing setback requirements and minimum lot sizes to allow for small-scale development;
Increasing maximum densities for affordable housing;

Increasing by-right development for affordable housing; and

Easing other regulatory mechanisms that prevent the building of accessory dwelling
units and small-scale development.183

Charlottesville can learn from other cities like Alexandria, Virginia, that have investigated
comprehensive ways to enact and implement site plan and approval processes to encourage
affordable housing and discourage displacement.'®* Many stakeholders, developers, and
housing advocates alike believe that the City is due for a zoning overhaul that encourages
livability and affordability.

7. Neighborhood Development Services Should Champion Affordable Housing

Neighborhood Development Services (NDS) could become a powerful force for fostering
positive change in the city if it adopted a mission that prioritizes increasing affordable housing.
For example, it could become a data repository for the City, or it could host a one-stop housing
navigator for the City.'8 A closer analysis and improvement in the structure and processes of
the City’s Department of Neighborhood Development Services could help ease barriers to
building affordable housing quickly.&

During 2017, IMPACT, a local faith-based coalition, conducted research and community
outreach to determine affordable housing needs and find out what barriers to affordable housing
could be eliminated. After conducting “12 research visits with area housing service providers,
stakeholders and experts,” IMPACT identified some of the main barriers to creation of new
affordable housing, including “lengthy, unpredictable approval processes” and outdated zoning
that “carries over vestiges of redlining and racial deed restrictions.”8” IMPACT determined that
these barriers make it “expensive and unlikely for builders to create more affordable homes."'88

IMPACT asked that the City expedite the approval process for building affordable homes and
making changes to zoning policies by working with local groups to complete an audit of the zoning
ordinance.'®® IMPACT asked for commitments from City officials to address these barriers, to
which officials agreed, but with some reservations.*® IMPACT also made requests of the County
of Albemarle, which likewise made commitments; however, IMPACT had expressed frustration
that the County was not moving forward swiftly enough with these commitments.%!
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E. Critical Partnerships

Community members and groups led by low-income

residents should be the primary partners in re- “The lack of affordable housing is a
envisioning Charlottesville through affordable housing public health crisis.”

and community development. However, many - Survey respondent
stakeholders must also be included in this process in

order to have every voice at the table and use every
tool in the toolbox.

1. Prioritize Nonprofit Housing Providers/Developers

At every opportunity, Charlottesville should prioritize collaborating with organizations who hold
explicit goals of providing for extremely low-income individuals over for-profit developers. It
should also favor non-profit housing generators who build with an eye for permanent
affordability. The City should provide incentives to these providers to work in concert rather than
compete against one another for limited City funds. The Appendix of this report lists and
describes many such non-profit housing providers.

By focusing resources on community-based, resident-driven,
and nonprofit developers and providers, we can ensure that
Charlottesville is less vulnerable to market fluctuations and
corporate interests that will disproportionately harm low-
income and minority communities.

“In this City of affluence, why
can't there be enough housing
for workers?”

- Survey respondent

2. Prevent Homelessness Through Legal Representation

Studies show that tenants consistently fare better in eviction proceedings when represented by
an attorney. A small but growing number of municipalities have decided to establish a right to
free legal counsel for tenants.'®? Charlottesville should not fall behind. Ensuring that every low-
income tenant facing eviction can access free legal assistance would promote housing stability.
The Charlottesville Albemarle Bar Association, the Legal Aid Justice Center, and the Central
Virginia Legal Aid Society could be key partners in such an endeavor, particularly with CABA’s
new pro bono attorney coordinator and strategic plan, adopted in 2018.193
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RIGHT TO COUNSEL

Right to counsel is a movement that can make housing court
work better for both parties. With both sides represented,
outcomes can be better for both tenants (who may be able to
stay in their homes) and for landlords (who only collect rent
if a tenant stays put). In most cases, there are alternatives

to eviction— payment plans, forced property improvement,
debt assistance —that can help all involved.

In New York City, for example, an independent firm
discovered that the city would save $320 million by paying
for attorneys instead of shelters and other homeless-related
expenditures. In the fall of 2017, New York City became
the first major city to invoke a right to counsel for tenants

From “Evicted,” a 2018 display at the National Building Museum.

As of July 1, 2019, Richmond, Petersburg, Hampton, and Danville are part of a mandatory pilot
Eviction Diversion Program thanks to the tireless efforts of the Virginia Poverty Law Center and
Central Virginia Legal Aid Society. If a tenant who is behind on rental payments satisfies certain
requirements, they may enter a court-entered payment plan and ultimately avoid eviction.%*
Through partnerships with state advocates, Charlottesville could take part in this new program.

3. Work with Albemarle County to Better Develop the Urban Ring

Albemarle County forms a critical part of the solution to local affordable housing needs. While
city and county governments are separate legal entities in the Commonwealth of Virginia, the
populations of these entities are not practically separate. Housing, land use, transportation, and
tax policies must better reflect the reality of Charlottesville and Albemarle’s shared populations,
which are fluid and often move back and forth across city and county lines daily.

Because Albemarle County is geographically large and partly rural, CLIHC recommends that
initially both localities should primarily focus on Albemarle County’s “urban ring” neighborhoods
that directly surround the City. Albemarle County already has tools at their disposal that could
increase affordable housing development. Though Albemarle County has the right to enact an
inclusionary zoning ordinance under state law, it has failed to do so. The County’s
Comprehensive Plan identifies “Development Areas” that comprise five percent (5%) of the
landmass of the entire jurisdiction, equivalent to thirty-five (35) square miles.'*> Combining
targeted development areas with aggressive inclusionary zoning could alleviate some of the
immense pressure for affordable housing in the region.

The need for affordable housing in Albemarle County dwarfs the need in Charlottesville, likely
because so many households have been forced out of the City. Anita Morrison, hired by the
Thomas Jefferson Planning District Commission to complete a study of housing, found that
6,408 households in Albemarle County are cost-burdened.*®® This study also found that
twenty-one point four (21.4%) of households in the “urban area” of Charlottesville and Albemarle
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live on less than $25,000 per year.®” For a County with immense pockets of wealth, this
housing disparity ought not to continue.

A regional housing strategy must be swiftly developed and

enforced. Together, the City and County must build and protect
deeply affordable housing and expand public transportation
along shared corridors, and apply coordinated implementation
strategies.!® It is within the County’s best interest to partner with
Charlottesville, as the County often absorbs residents who want
to live close to the City but cannot find affordable housing,
including those City residents attempting to attach housing
vouchers when they are unable to do so within city limits. Traffic
has already become a nuisance for both entities, as both have

“I know people working for the
planning department in
another City and they are very
focused on finding solutions to
housing needs of low-wealth
people. Why don’t we have
more of that?”

- Survey respondent

failed to address growing sprawl! due to displacement and
population growth.

4. Hold the University of Virginia Accountable

As the largest employer in central Virginia and with holdings of more than $1 billion in property
in the City of Charlottesville alone, the University of Virginia is a major force in local housing
trends. As a non-profit institution, UVA does not pay taxes on any of its real estate holdings.
Though contributing little to affordable housing funds and other City money, UVA enjoys many
benefits provided by the surrounding community, often citing Charlottesville’s amenities in its
promotional materials and in recruiting documents for faculty and staff. On a more mundane
level, the University depends upon infrastructure maintenance, fire and police services, and
sewers, among other services, funded by the City’s taxpayers.

Until recently, a large percentage of UVA employees—particularly those working with
contractors, such as Aramark—received such low wages that they qualified for public
assistance, including subsidized housing. While we hope that recent increases in minimum
wage at the University ease some of these burdens, lower-wage workers continue to form the
backbone of operations and services staff at UVA. Moreover, UVA does not provide housing for
all of its students. Both of these populations contribute to the tax base of the city but also
severely burden the supply of available low-cost housing.

We applaud the historic decision of UVA President Jim Ryan and the Board of Visitors to
increase the minimum wage of their employees to $15.00 per hour. UVA is also working on
addressing inequity and racism in the Charlottesville community through its Equity Initiative. The
Equity Initiative has started pilot projects focused on topics including community research
collaboration, police accountability, schools, and public health. It is important that UVA use the
Equity Initiative to address the lack of affordable housing for very low-income people in
Charlottesville and the destruction of historically Black Neighborhoods.
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In addition to these efforts, we recommend a variety of additional strategies UVA could use to
combat the adverse impacts by UVA on the City including the following:

e Housing all second-year students on grounds (as
it has already considered doing);*°

e Joining its peers such as Brown, Harvard, Boston
College, Carnegie Mellon, and the University of
Pittsburgh in implementing a Payment in Lieu of
Taxes program, providing financial support to the
City for the services it provides. After conducting a self-assessment of its real estate
holdings, UVA should partner with the City to calculate how much it would pay in taxes
on such properties if it were not tax-exempt, and then negotiate an annual donation to
cover these costs;

e Piloting a program where UVA contributes to the Charlottesville Albemarle Housing
Fund; and

e Developing affordable housing for low-wage workers on UVA-owned land near the
University or in the urban right where public transportation is accessible.

“Wertland Street used to be all

affordable rentals for local folks.

Now it’'s taken over by students.”
- Survey respondent

F. State-Wide Advocacy

The City should pursue robust advocacy efforts at the local, state, and national levels. Since
Charlottesville is largely restricted by Virginia law, below are examples of state-level advocacy
efforts that the City Council, City officials, and other advocacy groups should explore.

1. Support Home Rule Legislative Efforts

As previously stated, Virginia is a “Dillon Rule” state.?*® Because of the Dillon Rule, most
municipalities in Virginia may only enact “mandatory” inclusionary zoning ordinances pursuant
to a complicated and restrictive density ratio set by statute. State law restricts local
governments, with the exception of six localities, to a highly circumscribed formula to incentivize
developers to build affordable housing.?°* This has proven a tremendous barrier to achieving
housing equity as it prevents municipalities from adopting locally tailored inclusionary zoning
ordinances. Virginia must reconsider this model of governance, as it stands in the way of
progress on several fronts pertaining to social justice. Charlottesville could become a powerful
voice in advocating for adopting a home rule approach, which provides municipalities freedom in
lawmaking, in Virginia.

By the same token, Charlottesville must end its historic practice of hiding behind the Dillon rule
whenever it is inconvenient or not politically expedient to make difficult policy changes. Thirty-
nine (39) states total also adhere to this rule and creative strategies exist for working within its
restrictions. A report by the Brookings Institute suggests that “localities... need to reexamine
their own regulations (which set the rules of development) and urge states to take a leadership
role. Local control such as zoning, comprehensive plans, subdivision regulations, and
infrastructure investments, play a powerful role in addressing metropolitan growth
challenges.”*? The Dillon Rule is primarily enforced by threat of lawsuits, and Charlottesville
must approach racial and social justice policy-making with an aggressive hand. It can no longer
be guided by fear rather than courage.
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2. Enact Inclusionary Zoning

Traditional mandatory inclusionary zoning, or the requirement for developers to build a certain
percentage of affordable housing units in any new development, is a vital tool to stem
displacement across the nation. Virginia, at this time, does not permit traditional mandatory
inclusionary zoning ordinances. Instead, most localities are forced to use voluntary incentives to
spur affordable housing development. For instance, Virginia municipalities may incentivize
developers to build affordable housing by allowing deviations from the existing zoning code in
exchange for units or other contributions.?%® Unfortunately, Charlottesville is one of many cities in
Virginia whose affordable housing programs are further limited by a state statute that does not
permit localities needed flexibility to set incentives.?** Charlottesville must join the fight to make
this possible in the state and national arena in order to achieve equity in housing opportunities.

By supporting advocacy in Richmond to permit more flexible inclusionary zoning across the
state, the City could acquire additional tools to foster affordable housing development. Virginia
must repeal the unbalanced zoning laws that restrict some municipalities but not others.?%
Charlottesville should adopt inclusionary zoning policies that target extremely low-income
populations in resource-rich neighborhoods in Charlottesville. Policymakers should shape
ordinances to incentivize affordable development in areas with access to public transportation,
guality education, and job opportunities. Policies must require the City to amplify community
voices through collaboration with nonprofit and community organizations in town.

3. Adopt Anti-Eviction Legislation

Charlottesville must support eviction reform, as Virginia has five of the top ten cities with the
most evictions in the nation.2% Evictions, the obvious cause of homelessness, should be rare
and non-recurring in Charlottesville. A statewide Campaign to Reduce Evictions (CaRE) has
already begun the fight for humane eviction laws.2°” Charlottesville should dedicate resources to
join in this coordinated effort to reform eviction processes. Municipalities across the country
have implemented protections to attempt to achieve a more humane approach: prohibitions on
evictions without just cause; a tenant right to withhold rent where there are unsafe property
conditions; sealed eviction court records; mandatory settlement conferences in eviction cases;
and extended required periods between notice and filing.2°®

Charlottesville should also add tenant organizing protections to its portfolio

for legislative change, such as stronger anti-retaliation protections and the “We’re”llvmg check to
right to advertise or communicate about tenant organizing. Currently, check.

tenants renting from private landlords do not have affirmative protections - Survey

for organizing, which can often be the only effective weapon against respondent

landlord abuses in the private context.
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4. Advocate for Strong Rent Control and/or Stabilization

Across the City and beyond, no matter what income level, we are asked most often why
Charlottesville does not have rent control to protect its residents. Rent control, when done right,
is one of the most effective regulatory mechanisms to prevent

homelessness and stabilize the market to ensure lasting “We need rent control.
affordable rental housing.?® In 2010, Virginia repealed the statute | Jobs don’t pay enough for
prohibiting rent control, and re-opened the door for positive people to pay $900 in
legislation to restrict rental increases.?° Rent control and rent rent.”

stabilization have ensured that units in extremely expensive - Survey
markets like New York City have remained affordable over the respondent
years—in New York City, more than one million units are

protected by these laws.?!! Furthermore, rent control and
stabilization are supported at the state level in New York.2!2 Enacting rent control might be
possible in Charlottesville someday, though it will take an immense amount of advocacy.

The overwhelming desire for rent control and similar protections in Charlottesville demonstrates the
need for the City to be better engaged at the state level for fundamental change. The residents of
Charlottesville need to know that their city is one that will fight for them and take sometimes
unpopular political stances in Richmond for their residents of all races and income levels.
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Section 5. Conclusion

In 1959, Harland Bartholomew and the City of Charlottesville achieved their main goals:
maintain stable property values, promote a “homogeneous [neighborhood] population,” and
“safeguar([d] the character of the neighborhood.”?** We still hear this language today in Planning
Commission meetings, forums and city council meetings. Do we understand the stance we are
choosing when we choose to continue to concentrate density in historically Black
neighborhoods and restrict development in neighborhoods with expulsive zoning legacies?

The solutions above offer hope for the Charlottesville area to become more equitable, stem the
tide of displacement of low-income residents and minority racial groups, and move toward
righting the wrongs of the past. Many residents, including some developers, are not only willing
to do the right thing but are searching for ways to advance the movement for reparations and
true inclusion. Through responsive and committed governance and true corporate social
responsibility, we can become an example for other communities throughout the nation.

In the long shadow of slavery, Jim Crow, racial violence, 2*4 urban renewal, redlining and equity
theft, each neighborhood, each family, each member of the community should be asking, what
will we do to contribute to positive progress? What role will we play to right the wrongs of the
past so our community can be made whole? How will our local governments support us in these
endeavors? We all must ensure that we take these recommendations to heart and make
meaningful progress to stem the tide of displacement, so that Charlottesville may become a
truly just community with opportunity for all.
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Defining Key Terms and Key Players

Defining Gentrification and Displacement

For an excellent short explanation of the changing definitions of gentrification and displacement,
see “In the Face of Gentrification: Case Studies of Local Efforts to Mitigate Displacement.” Diane
Levy, Jennifer Comey, and Sandra Padilla. The Urban Institute (2006), p. 32°:

Defining Gentrification

There is no agreed-upon definition of gentrification, although the aspect of higher-income households
moving into lower-income neighborhoods is included in most versions. Urban geographer Ruth Glass first
coined the term gentrification to describe London neighborhoods in the 1960s. She defined it as the
process of middle- and upper-class households moving into distressed working-class neighborhoods,
upgrading the derelict housing stock, and eventually displacing the working-class residents, thereby
changing the social character of the neighborhood (Glass 1964).

Contemporary definitions reflect Glass's description of class change. For instance, some observers
describe gentrification as the rehabilitation of working-class or derelict housing into housing for middle-
class residents, or as the process of higher-income households moving into neighborhoods that have
suffered from systematic outmigration, disinvestment, or neglect (Atkinson 2002, Wyly and Hammel
19499). Gentrification also has been described as the middle- and upper-class remake of the central city—
not just a residential phenomenon, but one that affects commercial and retail areas as well (Smith 1996).
Other observers include a racial component in their definition of gentrification—new, higher-income
residents are white and the incumbent, lower-income residents are racial or ethnic minorities. This change
can lead to tensions along racial or ethnic lines in the gentrified neighborhood (Kennedy and Leonard
2001).

Mot all definitions of gentrification include the displacement of the incumbent, lower-income residents.
Some observers argue that displacement is not a necessary outcome of gentrification if original residents
cannot afford to move elsewhere or are attached to the neighborhood, or if higher-income households are
able to occupy vacant properties or move into newly constructed developments (Vigdor 2002).

Freeman and Braconi (2002) define different types of displacement that can occur due to gentrification.
“Direct displacement” occurs when a demographic or ethnic group succeeds another due specifically to a
process or program. Direct displacement was typical in the federal urban renewal programs during the
1950s and 1960s. “Secondary displacement” is the type of displacement most often of concem today:
low-income households relocate due to new development or gentrification in their neighborhood once
they can no longer afford to remain due to higher rents, appreciated taxes, tenant harassment, or the
withholding of services. Others refer to secondary displacement as “involuntary displacement” because
low-income households prefer to stay but cannot afford to (Kennedy and Leonard 2001). Marcuse (1986)
describes a third type of displacement, “exclusionary displacement,” where changes in a gentrified
neighborhood prevent future low-income households from locating there.
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Defining Affordability

The term “affordability” is hotly contested, and laden with contingencies. Numerous factors play
into calculating whether a home is affordable. Truly affordable housing would take into the costs
of associated housing costs such as transportation, utilities, and even food or education.
Further, deciding how to define “income,” and how to determine what percentage of one’s
income should be spent on these costs, is a moving target.

Lawmakers and policy specialists frequently use the federal Housing and Urban Development
(HUD) guidelines for determining affordability, namely, that a household should not pay more
than 30% of their disposable income towards housing expenses.?®

As a guidepost for establishing or evaluating “affordable” rental amounts, based on federal law,
many programs and municipalities use area median income (AMI), and work backwards from
there. They assume that a household at 100% of the AMI Area median income in Charlottesville
in 2019 for a family of four is $89,600.2%7

For purposes of this report, we refer most often to this standard.

Median Family . Persons in Family
FY 2019 Income Limit Area Income FY 2019 Income Limit
Category

1 2 3 4 5 6 7 8
Very Low (50%)
Income Limits ($) 31 300 35,800 40,250 44,700 48,300 51,900 55,450 59,050

Extremely Low

Charlottesville, VA HUD $89,400 Income Limits ($)* 18,800 21,450 24,150 26,800 30,170 34,590 39,010 43,430

Metro FMR Area

Low (80%) Income
Limits ($) 50,050 57,200 64,350 71,500 77,250 82,950 88,700 94,400

218

Using these standards, and given the demographics of the City of Charlottesville, our coalition’s
primary focus is centered on those households who would be considered “extremely low-
income” (ELI) by HUD standards. ELI is 30% of AMI and below. For Charlottesville MSA in
2018, 30% AMI is $25,600 for a family of four.
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Key Players

There are certain community organizations that must be included at the table in affordable
housing decisions. Below are some key players in the Charlottesville-Albemarle affordable
housing ecosystem.

e Charlottesville Redevelopment Housing Authority (CRHA), which manages public housing
and serves many of the low-wealth families in Charlottesville who need subsidized
housing. PHAR serves as the duly recognized resident advisory board to the CRHA.

e Piedmont Housing Alliance (PHA) provides homeownership opportunities and financial
education, develops housing, and operates housing complexes, including Friendship
Court and Timberlake Place.

e Habitat for Humanity also provides homeownership opportunities and financial
education, as well as managing the Southwood Mobile Home Park, which is adjacent to
the City.

e The Albemarle Housing Improvement Program (AHIP) provides critical home repair to
ensure that low-income families can preserve their investment in their homes, as well as
make their homes safer for them to raise children and age in place.

e The Thomas Jefferson Area Coalition for the Homeless (TJACH) is the HUD-designated
Continuum of Care provider, which coordinates services and housing for people
experiencing homelessness across the region. It is comprised of organizations providing
homeless services like The Salvation Army, The Haven, PACEM, and Region Ten,
among others.

e The Public Housing Association of Residents (PHAR), a member of the authoring
coalition, is the duly recognized tenants’ council, which represents all public housing
residents in the City of Charlottesville.
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Charlottesville City Budget 2015-2019
By Juliet Buesing

In the last two years, Charlottesville has begun investing in affordable housing in a meaningful
and community-changing way. We should commend and encourage recent City leaders for their
courage in standing up for housing justice and taking steps to address an affordability crisis that
is rocking cities across America. Yet solving this crisis will take time; these investments are the
beginning of a long-term process. We must provide our leaders concrete ways to stabilize the
funding sources for this project over the next decade. We also must ensure support for the
implementation of a diversity of solutions that can address the variety of forces attacking our
community’s stability, including wage stagnation, tax base changes, housing scarcity, and
unprecedented urbanization.

Below, we analyze Charlottesville’s investments in affordable housing, within the current City budget
structure. This analysis covers the fiscal years 2015 to 2019, and does not include the 2020
proposed budget, which included an investment in housing of historic proportions for the City.

We can split Charlottesville’s City budget into two entirely separate pools of money: the annual
operating budget, and the Capital Improvement Program (CIP) (functionally a long-term budget).
Over the last five years, we have seen Charlottesville’s investments in affordable housing grow
in both areas after much advocacy by the community.

i. City Operating Budget (Annual)

After removing the salaries and benefits of City employees from the operating budget, housing
programs rank well amongst similar types of programs in terms of percentage of the budget. For
example, here are their rankings within the City’s “Healthy Families and Communities” Area
Budget, which is about 18% of the larger operating budget pie:

Healthy Families and Community
% of General Fund Operating Budget

Local Contribution to Management
Schools \ 34%
32.7% Non Departmental
0.5%

Debt Service Payment

5.2%
Fund Balance Target
Adjustment
= 0.3%
Employee Compensation

and Training

Public Safety o:and Justice —— 0.7%

Internal Services
o

Infrastructure and _—"
Transportation
8.7% Healthy Families and
Community
17.9%

Financial Services
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From City of Charlottesville’s 2019 Budget Document:

Top 10 Spenders in Healthy Families & Communities Budget (Excluding Salaries & Benefits)

1.) Jefferson Madison Regional L%grsaqg $1,941,399
2.) Region Ten Comprehensive Se?{‘lgse&s] $1,001,865

3.) Charlottesville Housing Affordability Tax
Grant Program (7%)

4.) Charlottesville-Albemarle Health
Department (7%) $561,344

5.) Home Visiting Collaborative (5%) $405,716

6 Tax Relief for the Elderly (5%) _

7.) Jefferson Area Board for the Aging (4%) $319,192

8.) United Way - Thomas Jefferson .(Aéia] $203,086

9.) Rent Relief for the Disabled (3%) -

10.) Meadowcreek Golf Course (2%) |  $149,204

S0 $500,000 $1,000,000 $1,500,000

Here is an image of the current city budget without controlling for City employees’ wages and benefits:

General Operating Budget, FY19 ($180 Million)

@ Housing Programs (0.97%, $1.7M) Other (§178M)

99.0%
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ii. Capital Improvement Fund (CIP)

Most of Charlottesville’s housing assistance is funded through the CIP.3” Within the CIP the
Charlottesville Affordable Housing Fund (CAHF) serves as the primary source of money for
housing programs, from housing vouchers to various housing developments and even research
studies. In addition, Charlottesville has long maintained a home energy grant to provide power
help for the needy, funded through the CIP. Additionally, in the last two years, Charlottesville
has begun to set aside money in the CIP for a large-scale public housing renovation project.
These affordable housing programs account for an increasingly substantial part of
Charlottesville’s long-term spending. In fact, this year CAHF was the number-one ranked line
item in the CIP, slightly edging out the ongoing West Main renovations project.

CIP Budget, FY19 ($23.4 Million)

Housing Programs ($4M)
West Main Improvements ($3.3M)
17.2% Other ($16.1M)

13.9%

68.9%

These numbers are based on the budget from 2019. The FY2020 budget has increased housing
expenditure to closer to $11M after spirited advocacy, which would likely reflect a far more
positive image.

61



Percentage of CIP Devoted to Housing by Year, Compared to West Main Development

Housing Programs (CAHF + PHAR + Home Energy Conservation Grant) West Main Improvements

EY15 FY16 EY17 FY18 FY1o

While 17% of FY 2019’s Capital Improvement fund has been allotted to affordable housing
programs and renovation, the question remains: where do we go from here?

The Housing Advisory Committee, an advisory body to the City of Charlottesville, made a rough
calculation of over $150 million needed to meet housing needs in the City. How can
Charlottesville sustain this investment over the long haul? Are we taking advantage of a variety
of policy options to ensure strategically broad solutions to these widespread problems of income
inequality and racial disparities in displacement and poor housing conditions? Are we
advocating with the state of Virginia for the legal changes we need, to provide for our lowest
income residents? The 2020 and 2021 Budget discussions may begin to answer many of these
guestions in the affirmative, but we need a long-term, funded solution to the housing crisis.
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Independent Housing Needs Assessment Methodology

By Sam Powers, Vilas Annavarapu and Arya Royal

In an independent analysis conducted in 2017, a group of UVA student researchers
volunteering for Legal Aid Justice Center (LAJC) found similar housing gap numbers to those
found by Anita Morrison. Both research studies showed extremely large numbers of households
who are paying over 30% of their income for housing. Based on the data reported in the 2015
American Community Survey by the U.S. Census Bureau (ACS), we constructed a
representative sample of the Charlottesville Income Distribution by running a randomized
simulation using the publicized income-range proportions. From this sample, we calculated the
number of households falling beneath each critical AMI range. We repeated this procedure
10,000 times to refine our estimates. We then verified these estimates by curve-fitting the
distribution reported in the ACS survey. We utilized both an underfitted and an overfitted linear
model and approximated the number of households below the critical AMI values based on both
fittings. From there we determined the noncumulative numbers at each category AMI and
multiplied this by the percent need for Charlottesville as reported by the Department of Labor.

The “Strategic Investment Area” (SIA), in comparison relative to other regions in Charlottesville,
has a relatively higher concentration of affordable housing units. Any new development in the
SIA directly impacts the quality of life for those living in subsidized housing units and puts
“naturally occurring” affordable housing at risk. The priority should be on investment in and
preservation of existing units and construction of more housing units to decrease the housing
gap in the area. For this reason, in the SIA, a policy that requires that developers continue to
build specifically designated affordable housing units is critical. The next aspect of this report
will demonstrate the housing gap in the City of Charlottesville and the SIA.
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Data interpretation methodologies:

1.

2.

To account for the lack of individualized data present at the census level, we utilized a
Monte-Carlo simulation model to approximate the need for housing within Charlottesville.
First, we generated a data set within each income bracket (see diagram) weighted by
how many households are in each income bracket as reported by the census.

Histogram of Synthesized Income Data:
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To account for the random distribution of income assumption, we created a simulation
that produces 10,000 data sets of household incomes and took the mean income value
of those.

We followed this procedure because 80% of the Charlottesville AMI falls between two
income brackets. (If 80% AMI had falling in a single income bracket, this procedure
would have been obviated because it would have been easy to take a percentage and
calculate the number of households that make less than that income, since the census
provides that data.)

It is important to note that the AMI for households (as reported by the census) we used
in our analysis is $49,775. Thirty percent (30%) of the AMI is $14,932. Any household
making more than this value, naturally, does not qualify as making less than 30%
because there was not enough information to determine household income based on
the number of individuals living in a household. The Virginia Housing Development
Authority classifies a 6-person household making less than $32,570 to be making less
than 30% of AMI. Our analysis considers a household making $32,570 as more than
30% AMI because we do not take into consideration the number of people living in a
household even though were we able to do so, they could be classified as making less
than 30% of AMI.

This is important because it means that our numbers are incredibly conservative
estimates. A more accurate analysis of the housing gap would take household size into
account, and thus might include many more households as having unmet housing needs.
We then repeated this procedure for the SIA, by using census tract data to determine
income levels in this region.

Our results demonstrate the magnitude of the housing gap in both Charlottesville and the SIA.
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Current Demographic Patterns in Charlottesville Based on

Census Data
Data analyzed by Ridge Schuyler

2010 Charlottesville Census Tract Reference Map
(with tract numbers enlarged for readability):

2010 CENSUS - CENSUS TRACT REFERENCE MAP: Charlottesville city, VA -

/ o
8 / {|=
/ Z S I
7/ 2 ’I — .‘ s
% 2.01

Demographic Data by Census Tract:

201 |2.02 |3.02 |4.01 [4.02 |5.01 [5.02 |6 7 8 9
Black
households 618 1,196 | 378 1,517 | 759 2,091 | 852 293 93 350 144
% of Black 21% |(24% | 14% | 39% 17% | 56% |[17% | 8% 2% 8% 7%
households

Special thanks to Ridge Schuyler for this analysis of census data.
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Other Housing Solutions

Support Community-Based Solutions

PHAR is exploring the creation of a Community Development Corporation (CDC), a 501(c)(3)
non-profit organization created by and for the community. It will be resident led with the potential
to serve the Charlottesville community far beyond the development of housing. CDCs can
provide job training, business development, and an array of services to the low-income
community in a way that is true to the needs of the community because it is run by residents.

These endeavors require not just financial resources, but also training, mentoring and moral
support to bring to fruition. The resources of city government can support or hinder these efforts,
and a commitment to racial and economic equity requires assertive support.

There has been a great deal of conversation in the Charlottesville community about creating
CDCs and land trusts, and we believe a full understanding what makes a CDC uniguely
positioned to meet community needs should help guide that conversation. It is essential that
these entities be focused on equity, operate independently, be resident-led, and guided by the
principles of community-driven development.

Improve Neighborhood Development Services

A 2018 report on NDS?!° showed that developers—affordable and for profit—struggled with their
interactions with NDS. Below is a summary of the efficiency study findings.

NDS Efficiency Report Major Takeaways:

e 349% survey response rate.

e Most interactions do not proceed past interacting with the front desk staff.

e 55% of survey respondents indicated that City Council has a positive impact on their
projects, while 45% indicated Council had a negative or very negative impact.
Addition of staff and restructuring would improve reporting relationships and workload.
Investing in technology would lead to better overall performance.

Specifically relating to Affordable Housing, CDBG, and HOME:
e 15 survey respondents.
e 79% reported that zoning issues were handled effectively.
e 57% reported the comments provided by staff were not helpful.
e The majority of respondents (79%) feel the City provides adequate information regarding
upcoming events and meetings.
e Half of the respondents indicated the City does not balance viewpoints well. Their open-
ended comment suggestions are as follows:
o Improvement in communication
o Decreasing adversarial interactions between applicants and neighborhoods
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o Avoiding favoritism
o Advocating for more development projects
o More focus on collaboration between stakeholders and city staff.

To generate affordable housing, the City should not constitute a barrier to affordable housing
development. CLIHC recommends that the City seriously consider the above improvements in
addition to the primary improvements recommended in the report beginning with a shift in
mission statement and purpose that includes equity.

Tackling Discrimination

Although the Fair Housing Act protects against certain protected classes, it does not directly
protect against cloaked discrimination, such as using credit, criminal backgrounds, and sources
of income as reasons for discrimination.?2°

We urge City Council to support legislative proposals in the Virginia General Assembly that
would recognize source of income as a protected class under Virginia’'s Fair Housing Act.
Landlords are currently allowed to discriminate against applicants who have government rent
subsidies. Voucher holders in Charlottesville are often unable to find a landlord who will accept
their vouchers and are forced out into surrounding counties and as far away as Richmond.??!
For Section 8 and City voucher holders, for example, those vouchers become meaningless
when they are not fully funded or accepted by landlords. However, studies show that source of
income legislation that protects vouchers not only substantially improved the utilization of
vouchers, but also contributed to a modest increase in locational outcomes and geographic
opportunities for voucher holders.??? Ten states and the District of Columbia, along with over 50
localities, have already adopted legal protections for voucher holders.?#

We also urge the City to support legislation against credit history discrimination and criminal
history discrimination.??* Other cities have piloted programs for ex-offender housing through
public housing, and Charlottesville should follow suit.?®® Twenty-one states and the District of
Columbia also currently prohibit discrimination on the basis of sexual orientation and gender
identity.?2 Although this type of discrimination is unlawful in all federally subsidized housing,
renters in the private market in Virginia have no explicit protections.??” Discrimination on the
basis of sexual orientation and gender identity, should be clearly prohibited in Virginia.??8

Land Bank

Under Virginia Law, the City has the power to create a land bank, a quasi-governmental entity
“for the purpose of assisting the locality to address vacant, abandoned, and tax delinquent
properties.”??® The City moved forward on creating a land bank in 2018, but faced significant
criticism from the community for numerous reasons, such as a lack of community involvement, a
duplication of CRHA'’s powers to develop housing, the land bank board compaosition being
mostly city staff, and a lack of clear prioritization of affordable housing.
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For the land bank to successfully support affordable housing, no land bank should be enacted
unless the following conditions are met:

e Low-Income Resident Leadership: The land bank board should be comprised of majority
directly affected community members. In addition, housing advocates, housing
providers, subject matter experts, and city staff should be part of the decision-making
bodies to ensure they can make meaningful and effective decisions that reflect the
values and needs of the community.

e Partners: It should assemble and clear sites explicitly for transfer to CRHA, community
land trusts, and/or nonprofit affordable housing providers. The land bank could align its
land assembly efforts with nonprofit and CRHA development plans in order to avoid long
holding periods. Any land bank ordinance should not move forward unless CRHA or
other proven housing non-profits are at the center of the effort

e Inventory: The land bank could inventory all City-held, vacant, and grayfield (abandoned
formerly commercial properties) or brownfield sites (sites with potential environmental
concerns), in order to prioritize acquisitions and transfers. The land bank could also be a
tool for assembling remediated industrial and commercial sites strategically located
along transit corridors, as well as near existing CRHA and nonprofit-held properties.

e Funding: The City should fund the land bank with a separate “strike fund” to acquire
available land for the sole purpose of building deeply affordable housing. Land banks
work best when they receive predictable, dedicated funding from the municipality,
instead of being self-financing through property transactions.?°

e Expansion: The land bank should take a regional approach. CLIHC recommends that the
City take full advantage of Virginia’'s enabling legislation that states that “other localities
may join the authority or corporation as provided in the ordinance” and include Albemarle
County in the land bank, since the county holds a larger share of land than the City.?3!

e Flexibility: According to expert opinion, the land bank should be a flexible and “nimble”
model that can work quickly to seize land and funding opportunities as they arise.?*?

Community Land Trusts and Limited Equity Cooperatives

A community land trust (CLT) is a powerful tool for creating permanently affordable housing and
homeownership opportunities for low and moderate-income families, especially in cities where
land in proximity to economic opportunity is scarce and expensive.?** Although many variations
on the model exist, CLTs are most often private, non-profit organizations that own property
where the land and the structure are separated, reducing the cost of the home for a low-income
buyer. The CLT retains ownership of the property through a ground lease, while the homeowner
owns the structure. In addition to single family homes, CLTs may provide rental housing,
manage cooperative buildings, hold parks or vacant land, or even own commercial space.?3
Upon resale, CLT homeowners receive a percentage of the appreciated value of the home,
ensuring they can build wealth but the home still stays affordable for future homeowners.
Because government subsidies connect to the property rather than the homeowner, the subsidy
can be “recycled” for the next homebuyer, making the model economically efficient. Most
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importantly, a CLT removes land from the speculative market and ensures a permanent supply
of affordable housing.

This community-driven approach to land use, housing, and organizing has been highly
successful in Boston through the Dudley Street Neighborhood Initiative.?*® To make this work in
Charlottesville, it will require considerable resources including community organizing, significant
funding, possible land donations, and technical expertise. Ideally, a Charlottesville CLT
functioning at scale could provide a “ladder” of housing opportunities where families could rent
affordably, purchase a CLT home, and eventually purchase a market rate home. A land bank,
as described above, could be a vital source of land acquisition for a CLT.

Charlottesville is currently home to the Thomas Jefferson Community Land Trust (TJCLT),
which owns eight CLT homes. However, the organization has faced obstacles growing to the
scale needed to serve the community due to funding restrictions and difficulties finding land,
though to date they are developing four more properties in the city.?® Although the TICLT
serves families making up to 80% AMI, the need for homeownership opportunities at lower
income levels is also dire.

The CLT model should be expanded to ensure those at 30% AMI and below also have the
opportunity to benefit. A community-driven or neighborhood-based CLT, like DSNI, could
potentially serve families at the lower ends of the income spectrum given the proper resources
and funding. One way to do this is through Limited Equity Cooperatives, another model of
“shared equity” housing that could be used in Charlottesville to enable homeownership, wealth
building for low-income residents, as well as preserve land and homes from the speculative
market. In this model, “real estate is owned collectively by a corporation of low- and moderate-
income residents rather than the individual residents; individual residents own a share in the
corporation.”?’ Limited equity cooperatives are usually used in apartment buildings and
multifamily dwellings, and they would be would be a useful tool as Charlottesville builds higher
density housing.

Corporate Citizenship and Taxation

Charlottesville touts itself as one of the most active and powerful philanthropic communities in
the country. It should not be a far reach to ask that the corporate members of the Charlottesville
Community to invest in the low-income, low-wealth community efforts to build and preserve
affordable housing. Partnerships such as the redevelopment project between Redlight
Management, CRHA and PHAR exemplify how powerfully true philanthropy affects the effort for
more affordable housing. Investors, developers, and other corporate members of the metro area
have an historic opportunity to partner with residents to build an equitable community. In
addition to partnering with CRHA or community groups to build and rehabilitate affordable
housing, the private sector can voluntarily:

e Donate land to CRHA or non-profit affordable housing providers;
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e Pledge to build affordable housing units on site with or without the requirement to do so
under current SUPs;
Donate funds to community and nonprofit groups who are working to build affordable housing;
Commit to keeping naturally occurring affordable housing affordable for 30 years; and finally,
Join the fight for affordable housing policies in the state legislature.

Despite our concerns, we know that market rate housing and real estate developers will also
play an important role in building more housing to ensure Charlottesville can rapidly gain the
volume of units needed to meet the current need. However, the current demand for luxury
apartments means that market-based outcomes will not fix the affordable housing crisis. History
has shown that trickle-down wealth creation does not work, whether on a national scale or in
Charlottesville. Charlottesville must create more tools and regulatory policies that will both
incentivize and require developers to commit funds to affordable housing.

Transportation

Affordable housing isn’t just about a home, but about access to resources and amenities, such
as public transportation, which in turn open up access to employment, food, shopping,
healthcare, and childcare. Transportation is the second largest expenditure after housing for
most households.?® The City’s own study found that 10% of Charlottesville residents have no
access to a vehicle and must rely on public transit for essential services or employment.?°

Transit-oriented development could be as a guiding principle for its affordable housing locational
policy in the Charlottesville area. Because land closer to employment centers, transit, and
amenities are often more expensive, affordable housing sites tend to be located on the outskirts
of a city, forcing residents to have cars or walk long distances to public transit, and bear the
burden of fluctuating gas prices and long commutes. We must prioritize building near existing
transit hubs and invest in transit infrastructure in low-income areas to ensure that social
services, employment, and City resources are truly accessible. We can explicitly do more via
the Comprehensive Plan, which could formalize strategic transportation “nodes” where
development is encouraged and a multitude of transportation options are available.?*°

The City and the County should explore ways to properly fund local and regional transit in
partnership, and explore policies that reduce reliance on cars, reduce congestion, and prioritize
the needs of the most vulnerable communities. Parking requirements in high density areas
could be decreased in exchange for a fee which is used to expand Charlottesville Area Transit.
The city should also provide a formal commitment to serving all public and subsidized housing
developments now and when redevelopment occurs.
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Community Benefits Agreements

Charlottesville should consider requiring Community Benefits Agreements with for-profit
developers, which “are contractual agreements between represented community groups and
developers that detail specific benefits a developer will provide to the community in exchange
for public support of the proposed project.”?** Developers may agree to provide affordable
housing, public parks, agree to hire community members or local businesses, or solicit
community feedback to inform their project. Unfortunately, CBAs that are poorly crafted have
fallen through in other cities such as Kingsbridge, NY, Somerville, MA, Somerset, ME.?*2 To
ensure that developers follow through on their promises, particularly with regard to affordable
housing, CBAs should be highly specific and legally binding, with measurable outcomes and
specific deadlines.

Political will from local elected officials is absolutely critical for ensuring that CBAs succeed.
According to Shelterforce, “Public-sector involvement can also increase the likelihood that
community benefits actually materialize. Government officials tied closely to both community
groups and development projects are in a unique position to ensure the enforcement of CBAs.”?4®

Another mechanism for ensuring responsible development would be to guarantee a right of first

refusal for a land trust or CRHA before the affordability period of a subsidized property expires,
or requiring a longer affordability period.?**
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Racial Justice in the 21st Century, special issue of the Clearinghouse Review: Journal of Poverty Law and
Policy, vol. 47, no. 5-6, Sep-Oct 2013, pp. 157-158. Shriver Center on Poverty Law,
povertylaw.org/files/docs/article/chr 2013 september_october kennedy.pdf. Accessed 19 June 2019.

105 Keleher, Terry. “Racial Equity Impact Assessment.” Race Forward: The Center for Racial Justice
Innovation, 2009, www.raceforward.org/sites/default/files/RacialJusticelmpactAssessment v5.pdf.
Accessed 19 June 20109.

106 Keleher, Terry. “Racial Equity Impact Assessment,” at 1.

107 The Government Work Group on the Dialogue on Race presented a proposal for inquiry in 2011 to
establish an Equity Policy, wherein the city required community impacts for new developments. The
workgroup suggested that impact statements: Develop a baseline of information (current state) to
determine current inequities in a given community; Demonstrate how a proposed action will exacerbate or
remediate the existing inequities of the racial and language minority community in the proposed affected
area; Ask whether the proposed action will create new problems that would have an adverse effect on the
racial and language minority community in the proposed affected area; Ask who are the primary
beneficiaries of a proposed action; and ask whether the proposed action will lead to any displacement.
Turner, Abigail and Robert Monoso. A Proposal to Require a Racial (or Community) Impact Statement for
Major New Initiatives in Charlottesville, prepared for the Government Work Group on the Dialogue on
Race, 18 Apr. 2011, p. 6. Unpublished report, on file with William Kennedy and the Legal Aid Justice
Center. Fairfax has adopted such a policy. See Fairfax County Office of Public Affairs. “Fairfax County
Adopts Social and Racial Equity Policy Called One Fairfax.” Fairfax County Virginia, 21 Nov. 2017.
www.fairfaxcounty.gov/publicaffairs/fairfax-county-adopts-social-and-racial-equity-policy-called-one-
fairfax. Accessed 19 June 2019.

108 The PES report found that the overlap of low-income residents corresponds with census tracts that
showed majority-minority population. “Racial and ethnic concentrations continue with the African American
population representing 49.4 percent of the population in Census Tract 5.01 and 46.8 percent in 4.01...
Excluding tracts dominated by students (2.01, 2.02 and 6.0), the lowest median household incomes
($38,725 to $45,420) prevail in Census Tracts 4.01, 5.01 and 4.02. These tracts also have the largest
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(Appendix Table A-20). In contrast, the highest median household incomes are in Census Tracts 10, 8.0
and 5.02, ranging from $59,375 to $69,138.” FCBI and PES. Housing Needs Assessment. p.17-19.

109 The Comprehensive Plan includes a "Housing Policy 1," which alludes to housing for those at 80%
AMI, which would be $71,200 for a household of four in Charlottesville. “Charlottesville Comprehensive
Plan 2013, Housing.” City of Charlottesville,
https://www.charlottesville.org/home/showdocument?id=35049

110 See FCBI and PES. Housing Needs Assessment.
111 Bates, Lisa K. “Gentrification and Displacement Study.”

112 For example, the Piedmont Housing Alliance’s planning process has incorporated current residents
into its decision making, including compensating a group of residents for their participation in regular
Advisory Committee meetings. Residents report they are genuinely listened to and have influenced
decisions about their future neighborhood.

113 “About Section 3.” U.S. Department of Housing and Urban Development, n.d.,
www.hud.gov/program_offices/fair _housing equal opp/section3/section3. Accessed 19 June 2019
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(interpreting 12 U.S.C. §1701u). This requirement also applies to construction or rehabilitation projects
receiving over $200,000 in funding from housing and community development funds, including Community
Development Block Grants (CDBG), and to contractors/subcontractors that receive HUD funding. See “When
is Section 3 Triggered for a CDBG Project?” HUD Exchange, May 2015,
www.hudexchange.info/faqs/2275/when-is-section-3-triggered-for-a-cdbg-project/. Accessed 24 October 2019.

114 “United States of America Department of Housing and Urban Development Office of Fair Housing and
Equal Opportunity Voluntary Compliance Agreement between United States of America Department of
Housing and Urban Development and the Chicago Housing Authority.” National Black Chamber of Commerce,
1 Mar. 2013, www.nationalbcc.org/images/stories/Chi HA Voluntary Compliance Agreement.pdf. Accessed
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outstanding-work-section-3-program-prompts-hu/. Accessed 19 June 2019.

116 “CHA’s Outstanding Work in Section 3 Program Prompts HUD to Waive Final Year of Compliance Agreement.

117 City of Charlottesville, “Budget in Brief & Strategic Plan Progress Report, Adopted Fiscal Year
2019/2020,” p. 5, https://www.charlottesville.org/home/showdocument?id=65773. Accessed 28 Jan. 2020.

118 Although the City Attorney has pointed out that her interpretation of the law prohibits current city
councils from obligating future city councils, this City Council can announce a commitment today that
must be affirmatively abandoned by future councils.

119 The current affordable housing ordinance requires only two dollars per square foot above the baseline
allowed density (the extra square footage they are getting in their special use permit), and two per square
foot of the proportionate amount of residential floor area in a mixed use proposal. While Va. Code § 52.2-
2305 sets constraints on the city not to create “economic loss” upon a developer, it is silent as to the
amount of cash contribution that the city may impose on the applicant. Charlottesville, however, opted to
have special enabling legislation for its affordable housing ordinance, so it may require permission to
amend this ordinance now that it has such specific enabling legislation. See Virginia Acts of Assembly,
Chapter 225, Approved March 16, 2015 [S 1245].

120 The City has demonstrated adhering to this principle in its investment in Piedmont Housing Alliance
this year, and its historic redevelopment project, Friendship Court. We hope it continues to invest deeply
in thoughtful projects led by organizations truly committed to their mission. Yager, Jordy. “The
Reimagining of Friendship Court.” Charlottesville Tomorrow, 2018,
www.cvilletomorrow.org/specials/friendship-court/#. Accessed 19 June 2019.

121 See e.g. Charlottesville Redevelopment and Housing Authority. “Section 25. Termination and Eviction
Policy.” Admissions and Continued Occupancy Policy, Apr. 2010, pp. 227-232,
www.charlottesville.org/home/showdocument?id=49133. Accessed 19 June 2019. Stacy Pethia also
proposed a right of first refusal option attached with CAHF funding in case of proposed sale of affordable
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122 These are sometimes also referred to as “synthetic TIFs.”

123 As suggested by Councilor Galvin. See also Housing Virginia. Welcome to the Neighborhood: A
Practitioner’s Guide to Inclusionary Housing. Housing Virginia, Sep. 2017, www.housingvirginia.org/wp-
content/uploads/2017/09/HV_Inclusionary FINAL-09.01.2017.pdf. Accessed 19 June 2019.

Value capture districts have been used in Virginia for transportation infrastructure. For example, Loudon
County created a special tax district to fund Metrorail expansion (see link below), but Charlottesville will
need to evaluate whether Virginia law authorizes a value capture district for affordable housing purposes.
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Loudoun County Minute Book. Loudoun County Virginia, 4 Jun. 2012 thru 11 Sep. 2012, pp. 104-105,
156, Ifportal.loudoun.gov/LFPortalinternet/0/edoc/133958/102%20-%20Minute%20B0ook%2006-04-
2012%20thru%2009-11-2012.pdf. Accessed 19 June 2019.

124 Tubbs, Sean. “City-run Housing Voucher Program Stalled.” Charlottesville Tomorrow, 13 Dec. 2017,
www.cvilletomorrow.org/news/article/29394-city-run-housing-voucher-program-stalled/. Accessed 3 Feb. 2020.

125 Yager. Jordy. “Affordable Housing Remedies Include Land Purchasing and City-Funded Rental
Assistance.” Charlottesville Tomorrow, 28 June 2017, www.c-ville.com/affordable-housing-remedies-
include-land-purchasing-city-funded-rental-assistance/#.XBKelLC2ZM6g. Accessed 19 June 2019. Note,
these numbers are not currently accurate; CRHA has permission to administer 538 vouchers but has
fewer than 300 that are active.

126 Although $900,000 had been allocated in 2017 (See Tubbs, Sean. “City-run Housing Voucher
Program Stalled.” Charlottesville Tomorrow, 13 Dec. 2017, www.cvilletomorrow.org/news/article/29394-
city-run-housing-voucher-program-stalled/. Accessed 3 Feb. 2020), only 77 families had successfully
attached vouchers to rental units by July 2019. Another 20 families were undergoing screening. Others
may have timed out of the program without attaching their vouchers. McGowan, Elizabeth. “Charlottesville
program pairs housing vouchers with energy efficiency funds,” Energy News Network, 19 July 2019.
Accessed 3 Feb. 2020.

127 See Cunningham, Mary, et al. “A Pilot Study of Landlord Acceptance of Housing Choice Vouchers.”
HUD Office of Policy Development and Research, Sep. 2018. Hud User,
www.huduser.gov/portal/sites/default/files/pdf/Landlord-Acceptance-of-Housing-Choice-Vouchers.pdf.
Accessed 19 June 2019. Because there are no specific legal protections for voucher holders in Virginia, it
is difficult to estimate the exact discrimination rate. In general, voucher holders are denied housing 75%
of the time in areas without legal protections compared with 35% of the time in areas with source of
income non-discrimination laws. See National Low Income Housing Coalition. “Existing Source of Income
Non-Discrimination Laws Protect Only One in Three Voucher Holders.” 22 Oct. 2018,
nlihc.org/resource/existing-source-income-non-discrimination-laws-protect-only-one-three-housing-
voucher. Accessed 19 June 2019. See Also Neimeier, Todd (Community Outreach & Investigation
Specialist for the Charlottesville Human Rights Commission). Correspondence. 13 Mar. 2019.

128 Pethia, Stacey. “Implementation Plan for the Charlottesville Landlord Risk Reduction Fund.”
Charlottesville City Council Agenda, 20 Nov. 2017, pp. 111-122,
www.charlottesville.org/home/showdocument?id=59495. Accessed 19 June 2019.

129 See the Move to Opportunity, Housing Opportunities Made Equal, https://homeofva.org/get-help/move-
to-opportunity/

130 See Va. Code § 58.1-3295(B).

131 "Charlottesville Housing Affordability Program.” City of Charlottesville Commissioner of Revenue, n.d.,
https://www.charlottesville.org/departments-and-services/departments-a-g/commissioner-of-revenue/real-
estate-tax-relief-for-the-elderly-and-disabled. Accessed 24 Jan. 2020.

132 In fact, this City’s prior use of its bonding powers with the housing authority was an extension of the
story of the Vinegar Hill tragedy. The City passed a $9.5 million bond, transferred these funds to CRHA,
which in turn provided the funds to a private developer to build a hotel-convention center in the “Vinegar
Hill Redevelopment area of the city.” See City of Charlottesville v. DeHaan, 228 Va. 578 (1984) (Plaintiff
challenged the City’s actions as in violation of the Virginia Constitution’s Credit Clause, wherein it
borrowed “money from the public... for the exclusive purpose of making a loan at bargain rates to a
private commercial concern.” Id. at 593 (dissent). The Supreme Court of Virginia upheld Charlottesville’s
Vinegar Hill project as in the public interest as “a last step in the City’s two-decade-long struggle to
redevelop an area that had been a sore spot in the City’s downtown section.” Id. at 588).
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133 Va. Code 8 36-29.

134 The City of Charlotte currently has a need for nearly 34,000 low-income units to meet the demands of
the growing city and housing costs. In November 2018, during the midterm election, Charlotte voters
approved a $50 million bond to directly subsidize developers who build homes for low and extremely low-
income persons, in addition to the rehabilitation of dilapidated single-family homes and apartments. Along
with the secured bond, land donations and the potential for private sectors to match the bond in assets,
land, or cash will contribute to the city’s addressing of their low-income and affordable housing crisis.
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www.lincolninst.edu/publications/articles/tax-increment-financing. Accessed 19 June 2019.

136 VVa. Code § 58.1-3245.2. France, Bonnie M. “Financing Local Government Infrastructure and Capital
Improvements.” Journal of Local Government Law, Vol. 22, No. 1, Summer 2011, pp. 1-9. Virginia State
Bar, www.vsb.org/docs/sections/localgovernment/LG_summerll1.pdf. Accessed 19 June 2019. Similar
tools, sometimes referred to as “synthetic TIFs,” were further discussed above as Value Capture Districts
in Section IV.B.2.

137 See Va. Code § 58.1-3245.2. See also France. “Financing Local Government,” p. 5.

Note: The City of Richmond is considering a plan to use any surplus revenues from a TIF district to fund
affordable housing. Arlington has also considered using TIF as a mechanism to fund affordable housing.
In addition to using the statutory TIF model, other communities enter into informal agreements wherein
the City earmarks some taxes for bonds paid through Community Development Areas.

138 Jason, Will. “New Report: Why Tax Increment Financing Often Fails and How Communities Can Do
Better.” Lincoln Institute of Land Policy, 11 Sep. 2018, www.lincolninst.edu/publications/articles/new-
report?utm_source=2006-Land-Lines&utm medium=website&utm campaign=test. Accessed 19 June 2019.

139 \/a Code § 58.1-3425.2(A)(1).

140 Council has investigated “synthetic” TIFs as a potential method to target funds from an area to specific
neighborhoods or purposes. See Section IV.C.3. regarding TIFs and concerns associated. Millonzi, Kara.
“What is a Synthetic Project Development Financing (aka Synthetic TIF?” Coates’ Canons: NC Local
Government Law, 5 Apr. 2013, canons.sog.unc.edu/what-is-a-synthetic-project-development-financing-
aka-synthetic-tif/. Accessed 19 June 2019.

141 Introduced by Sunshine Mathon, a housing strike fund would be a fund held by the city earmarked for
use when either affordable housing is imperiled by a potential change in ownership or when a unique
opportunity to purchase land for the express purpose of providing affordable housing arises. For other
examples, see “Housing Preservation Fund.” District of Columbia Department of Housing and Community
Development, https://dhcd.dc.gov/service/housing-preservation-fund. Accessed 24 October 2019;
“Affordable housing crisis: To conserve or to create?” Austin Monitor, August 24, 2018,
https://www.austinmonitor.com/stories/2018/08/affordable-housing-crisis-to-conserve-or-to-create/.
Accessed 24 October 2019.

142 Impact fees are fees assessed from developers at the onset of a project with the commonsense notion
that new development inevitable creates externalities such as increased transit pressures, water
infrastructure burdens, and a myriad of other costs that are not captured in regular tax revenue. These
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fees are currently only permitted for cities with 90,000 or more in population, but the City could advocate
for change given Charlottesville’s rapid population growth. Va. Code §§ 15.2-2317, 15.2-2328.

143 Choi, Jung et al. “Exploring the Viability of Mansion Tax Approaches.” Housing Finance Policy Center,
May 2018 Urban Institute,

www.urban.org/sites/default/files/publication/98423/exploring _the viability of mansion tax approaches
16.pdf. Accessed 19 June 2019.
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exceptions to the tax where business can show a true financial loss, or the city could provide an opt out of
the tax if the property owner allows for units to be rented out at affordable rates until the market improves.
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Denver, 2018, livedenver.org/. Accessed 19 June 2019. We do not recommend this approach as it
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could restrict significant changes to the size of the home in a historically Black community. See Khurshid,
Samar. “Budget Watchdogs Question De Blasio’s ‘Mansion Tax.” Gotham Gazette, Mar. 24, 2017,
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Santa Monica Daily Press, Jan. 29, 2018, smdp.com/homeowners-rush-to-file-plans-before-anti-mansion-
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speculator taxes, wherein an owner who has not established the home as their primary domicile and
owns a property for less than 12 months must pay an additional tax at the point of sale. As properties
across Charlottesville are flipped for more than double or triple the original purchase price in historically
working-class neighborhoods, these profits should be reinvested into the community to prevent
displacement and deter ballooning prices which could result in negative speculation.

146 Stein, Jeff. “The Weeds: the land value tax, explained (out loud).” Vox, 2 May 2016,
www.vox.com/2016/5/2/11533936/the-weeds-land-value-tax-explained. Accessed 19 June 2019.

147 Currently, Virginia law allows tax deferrals for the elderly, individuals with disabilities, disabled veterans,
and the spouses of military or law enforcement personnel killed in action, but Charlottesville has not enacted
such an ordinance. See Va. Const. Art 10, 8 6-A; Va. Code 88 58.1-3210, 58.3212, and 58.1-3219.5 through
58.1-3219.16. Further, we recommend targeted exemption or protections based on risk of displacement.

148 Va. Code § 58.2-3219.1.
149 Va. Code § 58.2-3219.1.
150 Stringer, Scott M. “Growing Unfairness: The Rising Burden of Property Taxes on Low-Income
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152 Charlottesville’s affordable housing ordinance is only triggered if a developer applies for a special use
permit — that is, if she requires special permission from the City to do something other than what is
allowed already. Even when this ordinance is triggered, it does not require the building of affordable
housing. Developers have the right to pay into the affordable housing fund rather than building affordable
dwelling units on or off-site in the amount of 5% of the gross square footage over the density limitation.
Charlottesville City Code, Sec. 34-12.
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financing options for providing leveraged third-party funds. Government-backed housing finance providers
such as Fannie Mae can provide up to 97% financing for four or fewer units before a loan becomes a
commercial loan. If combined with additional subsidies, below-median income homeowners could build
up to three affordable housing units on their property to supplement their income. d’Oronzio, Phil.
Personal Interview. Jan. 23, 2019.
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160 See generally, Va. Code § 15.2-2201.
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cities have severely restricted short-term rentals and imposed fines for violation in order to preserve
affordable housing. (See Sokolowsky). See also Utah State Tax Commission. “Utah Code Title 59,
Chapter 12: Sales & Use Tax Act Applied to Certain Transactions.” State of Utah, 1 Jan. 2019,
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adopted by council on May 7, 2018. “Plan to Create Mixed-Use Destination at Rt. 29, Hydraulic Rd.
Moves Forward.” NBC29.com, Ed. Emmy Freedman, May 21, 2018,
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170 Sometimes we hear this view expressed as “keeping neighborhood character.” As hard historical
evidence continues to show that racism is the origin of such neighborhood “character,” we urge neighbors
to reconsider this approach to changes in our city.
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these neighborhoods.

“SMAPL! A Living Document.” The Frogtown Neighborhood Association, 2017,
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173 See 42 U.S.C. § 3601 et seq. (prohibiting housing discrimination on the basis of race, color, national
origin, religion, sex, disability, or familial status) (the Fair Housing Act); see also Texas Dep't of Hous. &
Cmty. Affairs v. Inclusive Communities Project, 135 S.Ct. 2507 (2015) (affirming disparate impact liability
and noting its application to cities). The Fair Housing Act was enacted as Title VIII of the Civil Rights Act
of 1968 to combat racial segregation. Section 3608 of the FHA mandates that “programs and activities
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175 “AFFH: FAQ for Program Participants.” HUD Exchange, 31 Dec. 2015,
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Decentralization.” Cityscape: A Journal of Policy Development and Research, vol. 16, no. 2, 2014, pp.
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own_april2016.pdf. Accessed 19 June 2019.

After years of fighting speculation project-by-project for years, Chinatown activists “switched course
toward advocating for structural changes to the neighborhood’s land use policy to slow development.”
The Chinatown Resource Center organized residents for the passage of an ordinance which protected
housing unique to San Francisco’s Chinatown: the Residential Hotel Ordinance in 1980. Residents further
prevented speculation and conversion of affordable residential homes by advocating for the passing a
Chinatown Rezoning Plan as an amendment to the General Plan in 1986. This community planning
process downzoned the neighborhood and limited the demolition of housing unless it “is the only way to
protect public safety or for a specific use in which there is a high degree of community need.” It also
banned conversion of residential buildings into different uses.

180 Sevcenko, Melanie. “Un-Gentrifying Portland: Scheme Helps Displaced Residents Come Home.” The
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185 NDS helped spearhead the contract for the housing needs assessment. It could expand studies like
that one to those recommended in the anti-gentrification/racial mapping proposals above. Or it could
consider a wage-based housing needs assessment. Cities like Park City, Utah, have similar
characteristics to Charlottesville, as a tourist destination with many seasonal residents, and many high
net worth individuals with homes and business interests in the city. Park City recognized that a typical
analysis would not suffice for assessing their housing need. They approached this question by
incorporating average city wage to understand the housing need, and found implications not only for
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186 See Appendix for a summary of the recent Efficiency Study of NDS.

187 IMPACT Charlottesville 2018 Nehemiah Action Packet, Apr. 24, 2018, provided to CLIHC.

188 IMPACT Charlottesville 2018 Nehemiah Action Packet, Apr. 24, 2018.

189 IMPACT Charlottesville 2018 Nehemiah Action Packet, Apr. 24, 2018, provided to CLIHC.

190 Hammel, Tyler. “County, City Reps Largely Commit to IMPACT Requests on Affordable Housing.” The

Daily Progress, Apr. 24, 2018, www.dailyprogress.com/news/local/county-city-reps-largely-commit-to-impact-
requests-on-affordable/article 15c966da-4835-11e8-bfSe-4bfebe912e16.html. Accessed 19 June 2019.

191 “IMPACT Meets with City, County Employees to Address Affordable Housing Crisis.” NBC29.com, ed.
Emmy Freedman, 30 Oct. 2018, www.nbc29.com/story/39388383/impact-meets-with-city-county-
employees-to-address-affordable-housing-crisis. Accessed 19 June 2019.

192 Wiltz, Teresa. “How Free Legal Help Can Prevent Evictions.” Huffington Post, 27 Oct. 2017,
www.huffingtonpost.com/entry/how-free-legal-help-can-prevent-

evictions us 59f33e45e4b06ae9067ab7f8. Accessed 19 June 2019. Office of Civil Justice, New York
City Human Resources Administration. “Universal Access to Legal Services: A Report on Year One of
Implementation in New York City.” City of New York, Fall 2018,
www1.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ-UA-2018-Report.pdf. Accessed 19
June 2019. Doumar, Karim. “Philadelphia Could Be Next to Provide Lawyers for Low-Income Tenants.”
CityLab, Dec. 6 2018, www.citylab.com/equity/2018/12/philadelphia-could-be-next-provide-lawyers-low-
income-tenants/577519. Accessed 19 June 2019.

193 “Pro Bono Coordinator: News Coverage” Charlottesville Albemarle Bar Association, May 29, 2019
https://cabaonline.org/pro-bono-coordinator-news-coverage/. Accessed 25 Oct. 2019.

194 “Editorial: Eviction Diversion Program Helps Landlord and Tenant.” Richmond Times-Dispatch, Feb. 3,
2019, www.richmond.com/opinion/our-opinion/editorial-eviction-diversion-program-helps-landlord-and-
tenant/article 162145d9-1552-5280-8e3a-b4aee2e39d25.html. Accessed 19 June 2019.

195 “Master Planning.” Albemarle County,
www.albemarle.org/department.asp?department=cdd&relpage=3199. Accessed 19 June 2019.

19 Central Virginia Regional Housing Partnership. “Comprehensive Regional Housing Study and Needs
Assessment,” Thomas Jefferson Planning District Commission, Mar. 22, 2019, tjpdc.org/media/CVRHP-
Housing-Needs-Assessment-Packet-web.pdf. Accessed 19 June 2019.

197 This is the highest bracket of any of the income levels identified in the study. See Central Virginia Regional
Housing Partnership. “Comprehensive Regional Housing Study and Needs Assessment.”

198 Proposed by Kathy Galvin in Memo: Affordable Housing Policy Ideas for the Affordable Housing Action
Plan Work Session, August 14, 2018.

199 Popli, Nik. “U.Va is considering requiring all second-year students to live on grounds.” The Cavalier
Daily, Sept. 9, 2019, https://www.cavalierdaily.com/article/2019/09/u-va-is-considering-requiring-all-
second-year-students-to-live-on-grounds. Accessed 24 Jan. 2020.

89


http://www.parkcity.org/home/showdocument?id=41968
http://www.dailyprogress.com/news/local/county-city-reps-largely-commit-to-impact-requests-on-affordable/article_15c966da-4835-11e8-bf5e-4bfebe912e16.html
http://www.dailyprogress.com/news/local/county-city-reps-largely-commit-to-impact-requests-on-affordable/article_15c966da-4835-11e8-bf5e-4bfebe912e16.html
http://www.nbc29.com/story/39388383/impact-meets-with-city-county-employees-to-address-affordable-housing-crisis
http://www.nbc29.com/story/39388383/impact-meets-with-city-county-employees-to-address-affordable-housing-crisis
http://www.huffingtonpost.com/entry/how-free-legal-help-can-prevent-evictions_us_59f33e45e4b06ae9067ab7f8
http://www.huffingtonpost.com/entry/how-free-legal-help-can-prevent-evictions_us_59f33e45e4b06ae9067ab7f8
http://www.huffingtonpost.com/entry/how-free-legal-help-can-prevent-evictions_us_59f33e45e4b06ae9067ab7f8
https://www1.nyc.gov/assets/hra/downloads/pdf/services/civiljustice/OCJ-UA-2018-Report.pdf
http://www.citylab.com/equity/2018/12/philadelphia-could-be-next-provide-lawyers-low-income-tenants/577519
http://www.citylab.com/equity/2018/12/philadelphia-could-be-next-provide-lawyers-low-income-tenants/577519
https://cabaonline.org/pro-bono-coordinator-news-coverage/
http://www.richmond.com/opinion/our-opinion/editorial-eviction-diversion-program-helps-landlord-and-tenant/article_162145d9-1552-5280-8e3a-b4aee2e39d25.html
http://www.richmond.com/opinion/our-opinion/editorial-eviction-diversion-program-helps-landlord-and-tenant/article_162145d9-1552-5280-8e3a-b4aee2e39d25.html
http://www.albemarle.org/department.asp?department=cdd&relpage=3199
http://tjpdc.org/media/CVRHP-Housing-Needs-Assessment-Packet-web.pdf
http://tjpdc.org/media/CVRHP-Housing-Needs-Assessment-Packet-web.pdf
https://www.cavalierdaily.com/article/2019/09/u-va-is-considering-requiring-all-second-year-students-to-live-on-grounds
https://www.cavalierdaily.com/article/2019/09/u-va-is-considering-requiring-all-second-year-students-to-live-on-grounds

200 The Virginia Supreme Court’s decision in Board of Supervisors v. DeGroff Enterprises, Inc., 198
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