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Workforce + Affordable Housing:
An open, multi-disciplinary forum to
discuss local challenges + solutions

ideaXchange Greenville:
Workforce and Affordable Housing
by Lisa Lanni, AIA / Principal, Community Studio Director, McMillan Pazdan Smith

McMillan Pazdan Smith’s vision of Good Design is rooted
in everything we do. It is our mission to create architecture
that helps our clients meet their goals of functional, sustainable,
profitable, and well built projects. It is also our mission to be a
firm that is rooted in the community and serves as an advocate
to make our neighborhoods better places to live, work, and play.
We do this by being involved in the places we serve, and by taking a leadership role in finding solutions to issues
related to architecture, urban design, and community building. This is one of our highest callings as architects. To
facilitate this dialogue among colleagues who share a common interest in community building, McMillan Pazdan Smith
initiated the ideaXchange platform.
This forum for shared ideas and experiences allows us to collectively impact the fabric of our neighborhoods. It is a call
to action to identify problems and discover solutions that will make our towns and cities better places for every citizen
in every way possible.
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Starting the Conversation
On April 5, 2019, a small group of Greenville’s civic and business leaders, developers,
housing representatives, architects, and engineers came together to discuss affordable
and workforce housing needs within our community.
The discussion was centered around what can be done in the City to increase the availability of affordable and
workforce housing. We understand that there are many factors that limit the success of these housing developments
and believe it is our responsibility as design professionals in today’s society to help find solutions in a comprehensive,
multi-disciplinary manner. It was our goal to facilitate a conversation and brainstorm ideas about:
XX Various innovative housing types
XX Changes in zoning and policy
XX Financing options that work for the developer, the users, and the City.
We have documented this vibrant “exchange of ideas” in the following pages and provide recommendations and
action items to move these issues forward.
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Establishing the Context
Our workforce is made up of teachers, police officers, bank teller, hospitality workers,
and others who eagerly serve the community in a variety of ways. The range of salary
for our workforce is far lower than the Median Family Income (MFI), so their affordable
rent is far lower than that charged by market rate apartments in town.
XX The City of Greenville defines workforce housing at 80%-120% of the area median Income (AMI).
XX Affordable housing should be no more than 30% of household income, and this amount should include both
rent and utilities.
XX Greenville County MFI for a 4-person household today is $66,500. If you compare income versus rent,
a family of 4 making $66,500/year could afford $1,662.50/month in rent.

Because rents are unaffordable or homeownership is unattainable, our workforce is
forced to find housing outside the downtown area. This increases household cost
because of transportation needs — workers either must drive, park their cars and
maintain a vehicle, or live near a reliable transit system line. To reduce cost, workforce
housing must be located in or near the city center and/or the places these citizens work.
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SINGLE-FAMILY |CO-LIVING
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The idea of co-living began many years ago during the great depression as people turned their homes into boarding
houses for income. A contemporary version of co-living has been reinvented by a team called Padsplit in Atlanta. The
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PadSplit, Atlanta

Padsplit, Atlanta; Prototype Floor Plan
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Micro-units are smaller apartment units that allow more density in multi-family developments. These are most often
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MULTI-FAMILY CO-LIVING

Multi-family co-living provides high-density affordable apartments near city centers. The advantage to the occupants
is lower cost with all utilities and furniture included in a typical scenario. This also allows occupants transit options plus,
in many instances, the ability to bike or walk to work.

LTI-FAMILY
ULTI-FAMILY
CO-LIVING
TheCO-LIVING
advantage to the developer is increased density and reduced cost in construction by lowering the number of
kitchens
and bathrooms. Limiting these costly plumbing and fixture expenditures offers a larger return on investment.
3 | PRODUCTS:
MULTI-FAMILY CO-LIVING
To increase housing stock, the City of Greenville is working on comprehensive zoning studies, revitalization projects,
and developer incentives to increase density in the city center and residential neighborhoods.
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Game Changers: Zoning, Policy, and Education
Proposed Zoning Revisions Include:

Future Zoning Initiatives Include:

•

Updated Zoning on Pendleton Street

•

Link Downtown and West End to Village

- Increased Affordability

•

 -3 (Regional commercial) to RDV
C
(Redevelopment District)

- Mixed-Income Neighborhoods

•

- Age-In-Place

•	
Encourage Mixed-Use and Mixed-Income
Residential
•

- Modern Family Structure
- Sustainable

Creation of Cottage subdivision Ordinance

- Lower Emissions for Smaller Homes

- Based on Ross Chapin’s Pocket
Neighborhood Concept

- Efficient Use of Built and Service Infrastructure

- Creates a Neighborhood
within a Neighborhood

•	
Attached Single-Family guidelines in process
(townhomes)

- Allows for Increased Density

•	
Conditional Use for Affordable Housing
Developments

- Smaller Footprint Homes

- Adopted by Beaufort County, SC

- Shared Greenspace
•

Accessory Dwelling Units (ADUs)

- Incorporated in Land Use Code

Form Based Code

- Available for Rental and Sale Developments

- Community Character code at Unity Park
- Haynie Sirrine Code

•

Inclusionary Zoning
- Tool for creating affordable + workforce housing
- Requires developers to rent or sell a percentage as
affordable housing
- Developers may be offered incentives
- Developers may be allowed to make a payment in
lieu of or develop required number of units off-site
- Communities with successful IZ programs:

		

o Chapel Hill, NC

		

o Cambridge, MA

		

o Denver, CO

		

o Montgomery County, MD Comprehensive
Plan

•	
GVL 2040 is an Opportunity to include policy
changes for affordable housing

Note: City of Greenville Zoning Values map made publicly available via Ordinance 2018-1072
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Proformas That Work for Affordability
Nationally, over 300,000 apartments are built annually to keep up with market demand. That adds up to
approximately $80 billion dollars of multifamily rental housing development. Of that large number, nearly $24
billion dollars is private investment. While design and zoning challenges are certainly part of the solution to the
affordable and workforce housing problem, $24 billion dollars in capital represents a tremendous opportunity to
create change. A small percent of that funding could radically change the paradigm and revolutionize the typical
affordable housing proforma.
To examine how this financial hypotheses would affect investments in a standard 180-unit affordable housing project,
HomesUrban developed a proforma example. The study was intended to test if a simple tax reduction would
create a return on investment similar to a market rate development. By reducing rents and reducing taxes only,
the investment return was very close to a market rate rent proforma.
Building on these financial insights, the group discussed numerous other areas where potential investors could shift
the dynamics of the proforma and create meaningful impact in the number of affordable housing units and speed
to market. Other ideas explored included:
XX Land costs could be mitigated via long-term land lease, non-profit investment, or land gifted by the city or county.
XX Impact investors could add meaningful revenue for a lower rate of return (whether individual charitable figures
or foundations and grant-making organizations).
XX Rehabilitating the existing stock of aging market-rate apartment units in urban areas would provide a costeffective alternative to new construction for affordable projects.
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Recommendations + Action Items
During our conversation, several ideas were discussed. Below is a list of recommendations on how to implement
these ideas. Some of these recommendations are already in the works, others are ideas that we will push forward
by meeting with our local leaders to discuss viable options.

FINANCE
Finance is a key component to making housing developments work. If developers
can meet their investors’ goals, more of these projects will be built. Below is a list of
recommendations and action items that could help increase developers’ interest in
affordable and workforce housing.
State Tax Credit

Impact Investment Fund

(Similar to Mill Credits)

25% of costs for projects that have 20% affordable units
| Yields about $165K per $1M in costs, or a net “free”
capital of 16.5% of project costs | Introduces Housing
Trusts into deals to assure units remain affordable

Alternative to providing affordable housing in
development | Needs requirements established and
clear rules in development agreements

Land Bank (for City Center)
Study incentives to private land owners who sell to city
for affordable housing

(4% for affordable rental units)

Mezz Credit Pool
Investor pays $5K into pool and agrees to loan
balance sheet as credit guarantee on gap financing
for no longer than 10 years | In exchange, receives
interest deduction from the debt as distribution from
the ownership | e.g. $1M mezz credit at 5% interest
is $50K/year in interest deduction

Pay into Housing Fund

Property Tax Assessment

Investors accept lower returns | e.g. bonds for
housing investments, patient return of capital, equity
position shares profits rather than debt service

Income Stream for Bonding
(50 bpts transfer tax yields $7.5M/year)

If bonded at $12M per $1M of income, subsidy
provides ~ $5K/unit/year | For every $1M, 200 units
subsidized (assuming $25K income at .3/12 vs.
$975/mo. market rate)

Meet with state senators and others to discuss tax
exemptions for housing developments

WORKFORCE + AFFORDABLE HOUSING / REPORT
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Recommendations + Action Items

POLICY
Several ideas are being studied to increase the availability of workforce housing in the
City Center. These include revising our zoning to mandate affordable housing and
providing a variety of housing types in our residential districts. Below are a few of the
ideas we discussed that could help increase our affordable housing stock in the Center.
Revise Zoning Ordinance to Include

Revise Zoning Ordinance to Include Areas

Accessory Dwelling Units (ADUs)

of Inclusionary Zoning

Market idea to get public buy-in | Study restrictions of
rental requirements to maintain affordability

Study pros and cons | identify possible incentives

Revise Zoning Ordinance to Allow Co-living
in Multi-family Housing

Developments

Study restrictions for percentage of affordable units |
Rent restrictions

Study inclusionary zoning or incentives for hotel
developments that include affordable housing for work
force | Set AMI requirements

Add Affordable Housing as a Required Use

Increase Bus Routes / Frequency of Stops

in PD Zoning

(funding from County and City)

Study inclusionary zoning or incentives in mixed-use
developments (PD zoning) that include affordable
housing | Set AMI requirements

12

Include Workforce Housing in Hotel

Pursue creative ways to fund transportation | Examine
county school bus riders on city/county routes | Test
the use of Greenlink buses to increase public buses and
reduce school buses | Identify possible Greenlink bus
routes to share and create routes | Meet with county
school district to discuss sharing buses to reduce cost |
Identify savings if buses are shared
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Recommendations + Action Items

INCENTIVES
Incentives help bridge the financial gap in order to make affordable housing developments
work. Below is a list of ideas that are in the process of being implemented or studied in the
Greenville market.

Public / Private Partnership Program

Reduced Utility Rates
(for both affordable housing rentals and home owners)

Applications are in place | Define requirements and
options | Market to public developers and investors

Meet with utility companies to create reduced rates for
low-income renters/home owners (50% AMI and lower)

Impact Fee Waivers to Help Reduce Costs

Provide Density Incentives

(increase affordable housing stock)

(for affordable housing in selected districts)

Meet with each utility company and municipality to
discuss options and demonstrate examples

Meet with municipality to understand and pursue
density options

Reduced City Land Costs
(for affordable housing)

Provide incentives to private landowners to reduce land
cost for housing

WORKFORCE + AFFORDABLE HOUSING / REPORT
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Next Steps
Now that we have researched and discussed affordable housing options, zoning
challenges, and financing, we will begin working on the action items.
To do this we will work with the City and County of Greenville, The Urban Land Institute,
our local leaders and business owners.
We know affordable housing is at the forefront of Greenville’s sustainable growth and
our community is ready to take action.

Contact Us
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Lisa Lanni

Amy Barrett

McMillan Pazdan Smith

ULI South Carolina

llanni@mcmillanpazdansmith.com

amy.barrett@uli.org
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Thinking Differently As a Community
I would like to thank the following people and organizations for their assistance,
support, and sponsorship of this event:
`` Urban Land Institute (ULI) for their generous sponsorship to document the event.
`` M
 cMillan Pazdan Smith (MPS) for the use of their space and breakfast sponsorship. As well as the talented staff
that helped organize the event; Travis McConkey, Jessie Kendall-Marks, and Shirley Bolden
`` Rob Couch, with MPS, for his presentation on Innovative Affordable Housing types.
`` T
 he City of Greenville staff, Mary Douglas Hirsh, Ginny Stroud and Shannon Larvin for their in depth
presentation on zoning and housing initiatives.
`` R
 uss Davis, with HomesUrban, for his detailed presentation on the proforma and how to make a product work
for affordability.
`` T
 ammie Hoy Hawkins, with The Greenville Housing Fund and Together Consulting for her presentation on
funding options and opportunities.
`` B
 ogue Wallin, with Bluewall Real Estate and The Greenville Housing Fund for his insight in funding
innovations and ideas.
`` And all the invited attendees for their time, talents, and insights.

ABOUT IDEAXCHANGE
IdeaXchange is a platform for action created to impact our communities in a positive way. Hosted by McMillan
Pazdan Smith’s Community Studio, IdeaXchange will continue to facilitate similarly impactful discussions in
other communities across the Southeast. As the lead facilitator, Lisa Lanni brings 25 years of experience to the
conversation. In her role as a Principal and Director of the Community Studio, Lisa has spent multiple decades of
her career guiding creative approaches to adaptive reuse, mixed-use, and restoration projects as urban infill. She
focuses on promoting connectivity and social interaction, respecting our historic and cultural resources and valuing
sustainable design. By researching the history of each space and providing an analysis of the site, Lisa is able to
create a design that embodies each client’s personality and enhances the quality of the community.
McMillan Pazdan Smith is a regional, studio-based architecture, planning and interior design firm. Practicing
since 1955, McMillan Pazdan Smith currently has offices throughout the Southeast in Charleston, Greenville and
Spartanburg, SC; Asheville and Charlotte, NC; and Atlanta, GA.
FOOTNOTES
1) Illustrations used by permission of ULI Atlanta:
https://ulidigitalmarketing.blob.core.windows.net/ulidcnc/2019/06/ULI-Atlanta-Design-for-Affordability-FINAL.pdf
2) C
 ity of Greenville Zoning Values map made publicly available via Ordinance 2018-1072:
https://citygis.greenvillesc.gov/printmaps/Zoning.pdf
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ideas taking shape

www.mcmillanpazdansmith.com | asheville | atlanta | charleston | charlotte | greenville | spartanburg

