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Catawba Regional Council of Governments (COG) is an association of
South Carolina local governments in Chester, Lancaster, Union, and York
counties. The COG serves as a forum for intergovernmental cooperation
and as a central staffing resource for grantsmanship, land use and
transportation planning, community and economic development,
workforce investment, GIS mapping, information systems, and project
management.

CommunityScale

CommunityScale is an urban planning consultancy focused on helping
communities across the country improve economic mobility and housing
attainability. CommunityScale provides a range of services and analytics
products designed to help our clients make more informed and targeted
decisions around policy and investment, from development opportunity
assessments to zoning reviews to housing needs assessments. The firm's
clients include municipalities, counties, regional planning agencies, and
developers located across the country.


http://catawba.communityscale.io
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Why now?

A letter from the Catawba Regional
Council of Governments Chairman
of the Board and Executive Director

Joe Branham
Chairman of tHe

Randy Imler
Executive Direc

Dear Catawba COG Board Members, Elected Officials, Stakeholders, Business Leaders, and Residents:

It is our pleasure to share the 2026 Catawba Regional Workforce Housing Study. The study encompasses our
member counties of Chester, Lancaster, Union, and York, as well as select municipalities and sub-markets
across our region.

This study reflects an important conversation about how we can better connect housing opportunities for
working individuals and families with the jobs, industries, and employers that help drive our local economy.
Across our region, communities are experiencing growth and change. With that comes a greater need to ensure
that people who work here have access to housing options that are attainable and located near employment
centers and everyday services.

This study was made possible through the financial support of our county governments, multiple municipal
governments, special purpose districts, the COG, US Economic Development Administration (EDA) and
private-sector partners. The cumulative investment in this work demonstrates a strong shared commitment to
the future of our region and to the idea that housing is closely tied to economic opportunity, community stability
and resilience, as well as quality of life.

Catawba Regional Council of Governments was proud to partner in this effort, and we are grateful to
CommunityScale for bringing national expertise and deep experience in housing analysis to this important work.

This study helps us better understand the market trends shaping workforce housing demand and supply, while
also highlighting the factors creating housing challenges in some of our communities. The Strategy Toolkit at
the conclusion of the study is intended as a reference to consider potential options, rather than any kind of
mandate. Decisions about how to apply this information and what actions to pursue remain, as always, in the
empowered hands of local communities and their elected officials. We do hope, however, that this study will
serve as a catalyst and valuable resource for thoughtful discussion, local planning, and continued regional
collaboration.

The strength of our region has always come from the people who call this area home. Thank you to those who
have made this study possible and to those who will continue this conversation in the months and years ahead.

Sincerely,

Joe Branham Randy Imler
Chairman of the Board, Catawba Regional Council of Governments Executive Director, Catawba Regional Council of Governments
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Executive Summary

Study overview

The Catawba Regional Workforce Housing Study provides a
comprehensive analysis of housing challenges and opportunities in the
context of the region’s economic and workforce development priorities.

The study addresses questions such as:
- How do housing supply and workforce development relate to each other?

- How do broader demographic trends such as an aging population impact
workforce housing issues?

- Where are the gaps in the supply that make attracting and retaining
employees in priority industries more challenging?

- Where does the market have the hardest time filling gaps in the
workforce housing supply, and how can local partners help catalyze
production?

- What locations in the region are most strategically positioned to attract
and retain workforce - and how can we create more?

- What policies and strategies can help promote more of the housing that
meets current workforce needs and preferences?

This executive summary introduces the study’s findings in terms of
these guiding questions along with an “action plan” of strategies that
Union County could consider as immediate next steps in response.

The report that follows provides the full analysis and documentation
behind these key findings with a focus on Union County. The study also
includes an online dashboard providing interactive access to the data
underpinning this report, including the ability to view the data at multiple
geographic scales, from regional to county to local levels of detail.


https://moveupstatesc.com/up-your-lifestyle/communities/union/
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Executive Summary

How do housing and employment relate to each other?

The Catawba region is characterized in part by its
proximity to Charlotte’s and Spartanburg’s amenities
and jobs, but the Catawba region is also a hub of
employment in its own right. To support a sustainable
economy, the region needs enough housing to support
its workforce. In general, the region has more units
than jobs, suggesting a sufficient supply of housing.
However, some counties and cities are more balanced
than others. The region’s jobs-to-housing ratio can be
considered in economic development terms: a
diversified mix of jobs and housing units offers a more
resilient economic and community foundation than one
weighted too far in one direction.

In addition to the total count, the region needs the right
mix of housing types at the right price points and in
reasonable proximity to jobs. The longer residents and
workers must commute to support their careers, the
less attractive the location, both in terms of where
people want to live and where employers want to
invest. A survey of employers suggests many are
concerned that the region’s housing does not meet the
needs of a significant share of their workforce. This
trend could impact the region’s ability to attract more
jobs and investment to fuel its growth.

Spartanburg

—

Share of employed residents with commutes
over 45 minutes

With 6% of the region’s population and 5% of its jobs, Union County combines a share of
residents able to live and work in the county, with many commuting out or in. Stakeholder
feedback and analysis of the local housing stock and job mix suggests a more diverse
housing stock could help attract more employees to fill and create more local jobs.

Charlotte

<10%
10-20%
B 20-30%
I 30-40%
- >40%

See the details here.
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Executive Summary

This report examines Union County and its communities’ housing challenges and opportunities
within the context of the county’s economic and workforce development priorities.

This report focuses on Union County as a whole, including This report focuses on the portion of the workforce making between
unincorporated areas. Trends and differences between 80 and 150% Area Median Income (AMI), or about $50k to $95k in
communities within the county area are highlighted where Union County. This includes typical incomes for jobs such as HVAC

data allow. An additional, standalone report is available for the installers, industrial machinery mechanics, and registered nurses.
City of Union, while details on the Buffalo area, Jonesville,

Lockhart, and Carlisle are highlighted throughout this report. This 80-150% band of the housing market is underserved by existing
tools: Many public subsidy tools cater to meeting housing needs for
people and households making below 80% AMI, while market-rate
development often delivers housing at prices that are out of reach for
these workers. Neither existing subsidy programs nor
business-as-usual market-rate development fully deliver the kinds of
housing, at the price points, in the locations that this band of the
workforce needs. This report highlights the gaps in the market, the
Lockhart reasons to address them, and the tools to meet workforce housing
needs—to keep Union County attractive to employers, retain its
essential workers, and support balanced, sustainable growth.

Jonesville
<« 3

P

Buffalo Area.....[}
! LA :
%  City of Union

e

Note: While this report focuses on needs in the 80-150% AMI income
band, it does not mean to suggest that needs below 80% AMI are
sufficiently met by existing subsidy programs.

3
kS
saren=eh

Union County Housing Study

arlis| Sub-geography Documentation
BuffaloArea  Highlighted inthis report
Carisle  Highlighted inthis report
Jonesvile Highlighted inthis report
Lockhart  Highlighted inthis report

City of Union Standalone report



Catawba Regional Workforce Housing Study Union County Report

Executive Summary

Union County needs more housing and amenities to help jumpstart its job growth.

Union County has seen relatively flat job growth over the
past several years. The City of Union has historically been
the major job center in the region, but other places such
as the Buffalo area and the Highway 176 corridor have
seen more job growth recently. In just the past few years,
housing construction and permitting has started to
accelerate, establishing development momentum that
could help trigger additional job growth, especially to the
degree new units reflect the preferences of today’s young
workforce, such as smaller units, rental options, and a
path to homeownership. The county’s rural communities
need more amenities such as retail and recreation to
attract housing investment.

See the details

As the Catawba region overall becomes busier and more
congested, commuting between counties and states
becomes less tenable for more workers. This study’s
survey of employers confirms a real concern about
geographic disconnects between job sites and housing
supply. To keep job growth on track, Union County needs to
keep accelerating its housing production. In particular, the
county needs to add more housing choices within easier
reach of its established and emerging job centers.

Union County’s job totals remained generally flat
between 2015-2023.

&

Spananburgl
.
»
. Pacolet
.
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Union County’s workforce is shrinking as retirees increasingly outhumber young workers,
potentially impacting local employers’ ability to hire.

As an increasing share of the county’s population
is 65 and older, the share of residents starting their
careers and replenishing the workforce has stayed
flat. Left unchecked, this pattern may complicate
sustainable long-term economic growth in the
county.

This trend suggests Union County needs to attract
more younger workers to replace those leaving
the workforce in order to continue economic
growth in the years to come. This starts with
building more of the housing these workers are
looking for at prices they can afford.

See the details

While many seniors are happy to stay in their homes and age in place, a
significant share would rather move, at some point, into a smaller home
with lower maintenance costs and effort. Especially compared to the
number of seniors in the county, there are relatively few housing
alternatives to consider without leaving the area altogether. In the
meantime, seniors may end up staying in large single family homes long
after their children have moved out, occupying units that could otherwise
become home to the next generation of families and workers.

More Union County residents are aging out of the
workforce than starting their careers

25%
Leaving the workforce
Share of the population
20% age 65+
15% Entering the workforce
Share of the population
. — age 25-34
10%
5%
0%
2010 2015 2020 2025
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Union County needs to regain more middle-income households and families with children to help
revitalize small jurisdictions and refuel the local economy.

Union County’s population declines are not evenly distributed
across income and age groups. For example, seniors and
single-person households are growing segments. However,
the county has lost a considerable share of it's middle
income households (those earning 80-120% AMI) as well as
about 600 families with children over the past decade. By
these measures, Union County is losing a significant portion
of it's middle class and future workforce.

Based on stakeholder feedback and public input captured by
recent local planning processes, Union County communities
could retain and attract more of these middle class families
by adding amenities and services that help small
jurisdictions out-compete peer communities in the region
and elsewhere as the most desirable places to live and raise
a family.

There may be additional factors driving these trends, such as
schools and proximity to jobs. Investing in local placemaking
and quality of life is a strategic place to start. For example,
making a place more attractive for workers and families to
live also makes it a more attractive place for employers to
bring jobs, potentially addressing multiple challenges at
once.

See the details

Union County has seen a decline in middle-income
households over recent years

25%

20%

Households earning

15% 80-120% AMl as a
share of total Union
County households
10%
5%
0%
2018 2020 2022 2024 2026

Union County is losing families with children
and adding single-person households

5,000
Single-person

4,000 // households
3,000 \ Families with

children
2,000

1,000

0

2016 2018 2020 2022
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Executive Summary

Union County’s housing supply does not provide enough choices for young workers and
downsizing seniors.

Compared to previous generations, today’s workforce ~ Housing supply: Dominated by Demand: Shifting toward smaller
is comprised of smaller households with less large houses that the market is ~ units that the market has
propensity to become homeowners, at least not until geared to produce. . underproduced.

later in life. As a result, growing shares of the
workforce prefer smaller units and rental options.
This is especially true for younger workers still
establishing their careers and not yet starting
families. Downsizing seniors are also interested in
smaller units and need more choices in the county,
especially for homeownership.

Union County’s housing stock is weighted toward
detached single family homes. Rentals are less
common than owner-occupied units. More than half
are owner-occupied with 3 or more bedrooms.
However, demographic shifts such as smaller
households and an aging population suggest a need
for more housing diversity moving forward.

A share of the county’s historic housing stock is
smaller homes originally oriented toward textile mills.
These units are well suited to smaller household
sizes but many may require rehabilitation or
accessibility upgrades, especially to accommodate
the county’s growing senior population.

Compared to the rest of the county, the City of Union offers a greater variety of housing types
and rental options attractive to young workers across sectors. Unincorporated parts of the
county are more limited in their housing choices and may struggle more to attract the next
generation of professionals.

See the details




Catawba Regional Workforce Housing Study Union County Report

Executive Summary

13

More new housing development should be focused in locations with walkable neighborhoods,
amenities, and things to do, as well as available infrastructure connections and capacity.

Housing preferences extend beyond the type
and cost of a unit. Location is also a top
concern when selecting a place to live.
Increasingly, people tend to prefer living near
things to do, such as restaurants, shopping,
culture, community, and recreation. To the
extent their wages enable them to choose, many
young workers gravitate toward lively, walkable
neighborhoods rather than single family
subdivisions in the suburbs, especially earlier in
their careers. As they start families, high
performing schools are also an important driver
of demand. As a result, some employers are
more likely to locate their offices and facilities
near these destination neighborhoods as a
strategy to compete for the talent living nearby.

To be more economically competitive, the
county needs to remain an attractive place for
today’s workforce to live as demographics and
market trends shift. This starts with building on
the assets already present in the community,
such as by continuing to revitalize downtowns,
expanding cultural and community
programming, adding recreation amenities, and
promoting what makes the region unique and
special to prospective residents, workers, and
employers. In unincorporated areas, the focus
should be places near amenities that are served
by infrastructure.

Jonesville: Add more
housing choices and lifestyle
amenities in the established
town center.

Buffalo Area: Add more it

housing choices in the Millbs i
District and surrounding i

\}

d
‘a s

deo,

dunt

Unincorporated Union County: Focus
new housing where infrastructure
enables more housing density and
variety; add infill such as ADUs in
septic-served areas.

Union County includes several communities with
established walkable neighborhoods that could
support additional housing choices, such as by
rehabilitating and retrofitting historic housing
stock and adding infill units. The county could
improve its competitive position in the regional
housing market by adding more amenities
attractive to young workers and empty nesters.

,L:"City of Union: Add more
neighborhoods % _&.housing choices in and
[ around downtown.

Lockhart: Rehabilitate
existing housing; add more
housing choices and
lifestyle amenities in the
established town center.

4 >
Carlisle: Rehabilitate
existing housing. Add
more housing choices
and lifestyle amenities in
the established town
center.

See the details
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Executive Summary

There are actions county and municipal leaders and stakeholders can start taking now.

Applied across Union County, housing
policies and strategies will take
different forms in different types of
communities given what housing
types and policies are most suitable
locally. For example, established
areas in the City of Union should
leverage existing infrastructure and
downtown proximity to add denser
missing middle housing. Less
developed but infrastructure-served
places such as unincorporated areas
around the City of Union could benefit
from updated regulations and
investments in quality of life
amenities to encourage new housing
options at more manageable prices.

This action plan suggests next steps
for the county to consider, with an
emphasis on addressing challenges
and opportunities in unincorporated
areas. Drawn from the study’s overall
Strategy Toolkit, these
recommendations would be most
effective if pursued in parallel and in
coordination with each other. Each
contributes toward progress in
different but complementary ways.

Topic and Finding

Recommendation

Transportation and Infrastructure: Development most
appealing to today's workforce and downsizers often requires
connections to public water and sewer as well as robust
transportation links, limiting the options in many parts of the
county, such as unincorporated areas just south of the City of
Union.

Housing Options: There are many Union County households
struggling to afford housing and who are at risk of
displacement, such as fixed-income seniors and lower-wage
workforce. Given high construction costs, it can be more cost
effective to maintain or retrofit existing units than attempt to
build new units for households at these income levels.

Household Finance: As many workforce households struggle
with rising costs of living such as childcare, transportation,
and student loans, there is less money leftover for housing
costs, making homeownership less attainable than it was for
previous generations.

Public Sentiment and Communication: Even with the right
regulations and resources in place, creating new housing is
only possible with sufficient public support and the right
partners willing to play their part.

Align transportation and infrastructure planning
with housing priority areas to encourage new
development. Focus on locations attractive to
today’s workforce and downsizing residents, such as
near the City of Union's downtown and job
concentrations.

Provide funding and coordination for home repair
and renovation programs to keep residents in their
homes and preserve existing housing stock as a
compliment to other efforts to add new housing

supply.

Promote homeownership readiness programs, down
payment assistance, and financial literacy to help
prospective homebuyers navigate the process and
extend their financial resources.

Build a broad-based coalition of housing
champions, including residents, employers, and
public officials. Promote the county to developers
experienced with the housing types most needed to
support today's professional workforce.
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Executive Summary

Actions tailored to the county’s unique small, rural communities.

Many communities in the Catawba
region were originally built around the
textile industry, with textile mills at their
center and nearby housing for workers
and their families. As the textile industry
left the region, each place has been
undergoing transitions to other sectors
and economic strategies, though
aspects of the textile legacy remain in all
communities across the region,
including architecture, infrastructure,
and a shared sense of history. Many
jurisdictions of greater size and/or
proximity to large cities like Charlotte
and Spartanburg have transitioned into
suburban downtowns, employment
centers, and commuter communities.
Smaller, more rural places have retained
their original character but need targeted
strategies and interventions to revitalize
their local economies and trigger
growth. The City of Union, Buffalo,
Jonesville, Carlisle, and Lockhart are
among Union County's textile industry
communities.

These action items represent a shortlist
of revitalization strategies tailored for
the county’s smallest textile legacy
jurisdictions, designed to work within
limited resources and to reinforce what
makes them unique.

Topic and Finding

15

Recommendation

High cost of new construction: The cost of new
construction leads to housing prices higher than some
local markets can bear, especially if built in small numbers
on infill lots. Many small, rural communities have existing
housing stock that could be rehabilitated or retrofitted
more cost effectively. These existing units are often
smaller than what the conventional market produces, but
well-suited for the smaller households that tend to live in
these communities.

Unique local character but not enough amenities: Each of
the county’s small jurisdictions has appealing historical
features and strategic natural and economic assets (such
as riverfronts, access to major roadways, and facilities
such as the USC Union baseball field and soccer facility in
Jonesville). Adding more lifestyle amenities like parks,
retail, restaurants, and programming could help attract
more residents, visitors, and economic activity.

Limited staff capacity: Many small towns lack the staffing
needed to lead several major projects simultaneously.
However, towns such as Carlisle have established public
bodies such as Planning Commissions with the capacity
to guide a limited number of initiatives.

Limited local budgets: With a small tax base, an individual
small jurisdiction cannot self-fund every strategy it might
like to pursue. There are county, state, and federal grant
programs that would support many of the infrastructure
and other projects these communities may need.

Promote rehabilitation and retrofits of existing housing
stock: Identify candidate structures for reinvestment and
market them to local investors and homeowners
interested in renovating them. Focus on properties that
are readily available and that can be rehabilitated
affordably. As part of the rehab effort, include
accessibility upgrades to accommodate seniors, a
growing segment of the population in many of these
communities.

Create amenities that leverage what makes each place
unique: Even if operating just one at a time, pursue adding
amenities that accentuate the community’s local
character. For example, expand public access to natural
resources and waterways, position retail and business
sites on high-visibility intersections, and promote
seasonal events that bring visitors.

Focus available effort around fewer strategic initiatives:
To avoid spreading staff and volunteers too thin, select
the most strategic and achievable one or two planning,
economic development, or infrastructure initiatives to
start with and see these through before adding more to
the agenda.

Supplement local resources with county, state, and
federal funding: Identify priority projects that align with
existing funding programs and prepare grant applications
to offset costs. Leverage available resources such as the
Catawba COG for grant writing assistance.



Catawba Regional Workforce Housing Study Union County Report

Data analysis
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Geographic job distribution and growth over time
Source: LODES LEHD

Jobs are unevenly distributed across the Catawba region, with the largest concentrations in York
County and and smaller clusters in Lancaster, Chester, and Union Counties. Most counties have seen
similar rates of job growth since 2015, however Union County’s job growth has remained relatively flat
during that period (though recent corporate expansions and distribution centers in Union County will
add jobs in the near future).

As this study will explore, stories of job growth and stagnation can also be understood as housing
stories. Places with rapid job growth need complementary housing production to serve the expanding
workforce. On the other hand, places with limited housing options can be harder places for employers
to invest because workforce is harder to come by. In these cases, the right housing development can

help spark new job growth.
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Total jobs

(2023)
York County 108,667
Lancaster County 29,440

Union County 7,744

Most places within Union County
have experienced the same flat job
growth as the county overall since
20170. No subgeographies saw
outsized job gains or losses.
However, recently announced
employment centers (ex. Eaton and
Dollar General Distribution Center)
are expected to add hundreds of
new jobs in the next few years.
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Geographic jOb The geographic distribution of jobs within and just outside the region varies by sector.

e a1 . Knowledge sector jobs - often higher paying than other sectors - are concentrated in City of
dIStrIbUtIOH by sector Union and surrounding areas. Other sectors are more evenly distributed among the region’s
source: LODES LEHD 2023 cities and towns. These maps focus on the primary concentrations of each employment

sector.
“Knowledge sector” job clusters: * == | gabih®- i e pd
g J > Ly = “Blue collar” job clusters - te g

(including agriculture)

. — ol vy’ VRS ] P4 S
Service sector job clusters ;. ™ ® e LY

” . “Eds and meds” job clusters . T Ateels
R
R o
M Mar:
ol

Jeffersc

CCCCCCCC

D \Viore jobs



Catawba Regional Workforce Housing Study Union County Report

Full-time jobs by salary and sector
Source: Bureau of Labor Statistics QCEW, OEWS, WAC, LEHD

The table at right summarizes jobs by salary across the county, illustrating
clear differences in wages between sector. For example, the knowledge
sector includes a greater share of jobs at higher salaries than the other
sectors. Service sector jobs are lower paying (this analysis attempted to
omit part-time jobs which would typically skew salary figures downward,
but it is possible some of the very low wage jobs listed here are not full
time). Agriculture jobs are common in the county’s rural areas (included in
the blue collar totals).

Tabulating sector-by-sector job totals by subgeography (below) reveals an
uneven distribution between places.

Note: Some jobs associated with a given municipality might not be included
in its totals, such as if the job site is outside municipal boundaries (for
example, Trakas Industrial Park, Fine Organics, and the Dollar General
Distribution Center outside of Jonesville fall into “Other geographies”).
Additionally, the BLS data used for this analysis may include small margins
of error, especially in places with fewer job records. However, while the exact
figures might be imperfect estimates, the general trends and patterns are
statistically reliable.

Jobs by sector and subgeography in Union County

Knowledge Blue collar Service Eds, meds, public Total jobs
Union County, SC 644 3,454 1,552 1,951 7,601
City of Union, SC 455 336 1,097 1,488 3,376
Jonesville, SC 0 3 19 17 39
Carlisle, SC 0 3 9 0 12
Lockhart, SC 0 0 9 4 13
Buffalo area 12 344 167 103 626
Other geographies 177 2,768 251 339 3,535

19
Full-time jobs by sector and salary in Union County
Blue collar Eds, meds &

Salary  Knowledge (incl. ag) Service  public admin % of total
<$30k 15 67 173 84 5.7%
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WITHIN THE COUNTY

City of Union

Almost half of the county’s jobs are located in the City of Union,
including most of its knowledge sector, service, education, healthcare,
and public administration positions. Most of the county’s blue collar
jobs are located in other municipalities and unincorporated areas.
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Population growth by age
Source: 2010-2024 Census ACS 5-year
Population by Age Group in Union County, SC
Demographics are a primary driver of housing Population change and 5-year trend (% change between 2021 and 2026).
demand. As populations change, the types and oo
locations of housing required to meet their needs
and preferences changes too.

(7%) 2034 (+4%) 3549 (-2%) 50-64 (-10%) 65+ (+12%)

Union County’s population has declined 25K
somewhat in recent years. People aged 65+ is

the fastest growing cohort*. As these seniors 20K
age, a growing share may need alternative

housing options to downsize into (freeing up 15K

their previous home for the next generation in

the process). —

As the bottom charts illustrate, more Union
County households include people over 65

w
////////

2010 2015 2020 2025 2030

5K

25-34) has stayed fairly stable in Union County,

though the trend has varied between

communities within the County. Households

without children and older adults both tend to Historical and projected share of Historical and projected share of
population aged 25-34 population aged 65+

prefer different housing types than conventional
families with children. These trends indicate a
need for more housing diversity in the future 30% 30%

than may have seemed necessary in the past. ~-- Union County, SC

/ \\‘ City of Union

The Buffalo area is experiencing the fastest 20% 20% Lockhart, SC
decline in people aged 25-34, but adding new ' * Carlisle, SC
family-oriented housing like Buffalo Creek could , : .

: : A .- Union County, SC Buffalo area
help improve this trend. 10% M K. Carlise, SC 10%
* Though 500 more seniors have moved out of the (L:?ti,k:f Umsoi
county than have moved in since 2010, the total s . 6%
population of seniors has been growing overall as 2010 2015 2020 2025 2030 2010 2015 2020 2025 2030

residents age into this demographic and stay at a
rate exceeding the numbers lost to out-migration.
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Comparing household types by income and changes over time
Source: 2015, 2024 Census ACS 5-year

Union County, SC's households characteristics by income Between 2015 and 2024, Union County’s

Income groups based on HUD area median income.

W <30% B30-50% [M50-80% [M80-100% 100-120% | >120%

Household type

Family w/ children -I 2,531

Family w/o children

Other 1,606 894 ‘ 4,536
Age of householder

Less than 25 I 423

2544 B o 260

45-64 B s

Changing household types in Union County, SC
Change in households by type from 2015 to 2024

Il 2015 M 2024

45.2%

o 18.4% ’
17.7% 17.4% 16.2%

Single person Senior alone Single parent Married w/

w/ children children

103% g 19,

Adults w/
roommates

household mix has shifted toward a higher share
of single person households, including somewhat
more seniors living alone. This shift suggests a
need for more smaller units suitable for seniors
and rentals oriented toward young adults.

Because rural counties like Union contain fewer
families with children, single-person households
comprise a greater share of total households.
Single-person households and single seniors are
more often lower income than families with or
without children. As such, the smaller units serving
these groups should be available at lower price
points than units serving larger families.

Families with children is the segment of the
population that has declined most significantly
over the past decade. There are many potential
explanations for this change, but one reported by
stakeholders and documented in recent planning
documents is the need for more placemaking and
lifestyle amenities that make the county a more
convenient and appealing place to live.



Catawba Regional Workforce Housing Study Union County Report 22

Union County’s housing stock is mostly larger units, though the county has a greater share of

smaller units than other parts of the Catawba region.
Source: 2024 Census ACS 5-year

Union County housing mix Most housing units in Union County are larger,
detached single-family homes for sale. Residents

Ml Owner [l Renter Vacant looking for smaller units (to match their life stage
and/or budget), rentals, and/or units with shared

Bedrooms infrastructure (units in multi-family buildings) have
fewer options and might consider leaving the

071 bed . 1,219 county for locations with more choices if they
cannot compete for the limited local selection.
Many households - especially those without

3 beds 6,400 children - have many reasons to prefer alternatives
to large detached single family homes. Smaller

4+ beds - 1,795 houses.and multlfamlly units are often less
expensive and require less maintenance. Rentals
require less up front expense and commitment,

Structure type accommodating those not yet ready to purchase.

50+ unit ) )

multifamily 79 Union County contains a greater share of smaller

. units (2 or fewer bedrooms) than other parts of the

5-49 unit . . .

multifamily I 619 region. These units are well suited to the smaller

Attaehed household sizes the county is trending toward.

single-family and I 614 However, many of these units may require

2-4 unit multifamily rehabilitation to preserve and/or accessibility

D.etached . 9287 upgrades to accommodate seniors.
single-family ‘ ’
Other - 2,928
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Job access in terms of typical commutes
Source: 2024 Census ACS 5-year

Share of commuters traveling over 45 minutes to work

Charlotte

aICay"'
‘York Fort;Mill\
» Indian Land

Rock Hill
’

Spartanburg

<10% commutes longer than 45 min B 30-40%
10-20% B -40%
B 20-30%
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Average commute by Union

County subgeography
Union County 27 minutes
Carlisle 42
Lockhart 34

City of Union 26

Buffalo 34
Jonesville 24

Typical commuting distances are an
indicator of the relative proximity
between jobs and the housing units that
are suitable and/or affordable to workers.
Lightly developed suburban and rural
areas are likely to show longer commutes
simply due to limited jobs and housing in
general. However, places with significant
numbers of jobs and housing units that
also show long commutes indicate
places where locals drive out of town for
work and employees commute in, a
potential jobs/housing misalignment that
can strain the local job market, add
traffic, and impact quality of life. This
map and table reflect how far people
living in the region commute to work,
including to jobs within and outside the
four-county region. Union County
residents working outside the county
primarily commute to the Spartanburg
metro area.
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Union County residents hold just under half of the jobs in the county, though 70% of Union County
residents commute out of the county for work.

This graph shows only those working individuals who live in
WHERE THEY LIVE Union County, work in Union County, or both. WHERE THEY WORK

place of residence place of employment

Live and work in Union Co.
3,694

Work in Union County
7,601 workers

. Work Union Co., live elsewhere
Live in Union County 3 3907
12,376 workers

Live Union Co., work elsewhere _
8,682 s - Work in rest of Catawba Region
e 752 workers

Work in different part of S.C.
6,491 workers

Live in rest of Catawba Region
304 workers &

Live in different part of S.C.
3,317 workers

Work out of state
Live out of state 1,439 workers
286 workers

While we cannot track exactly why each of these workers and residents lives where they do, the volume of people working in Union
County but living elsewhere (and vice versa) could indicate a mismatch between the job opportunities and the housing opportunities
within and outside of Union County. Most people who live in Union County work somewhere else. More than half of all people with
jobs in Union County are commuting from out of the county, suggesting that they may be unable to find housing that meets their
needs closer to work, or there could be other issues which are affecting where they reside (schools, amenities, etc.)
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Growth in terms of jobs, households, housing units and overall jobs-housing balance
Source: 2010-2024 Census ACS 5-year, BLS, Census Building Permit Survey

In general, Union County has been adding jobs and
housing units (permits) at a modest pace, but the
number of households has declined somewhat
over the same period. If these metrics can grow in
sync, the county could create more of an economic
growth trajectory.

Places within the county have very different
jobs-housing mixes. While there is no “ideal” ratio,
the better this balance the more likely people have
the opportunity to live and work in the same
community.

From an employer’s standpoint, the more housing
surrounding job centers, the easier it may be to
attract and retain workers, especially if there is
good alignment between wages and the local cost
of housing.

From another perspective, communities with fewer
jobs relative to housing units are effectively
concentrating a higher share of their collective
economic value in residential real estate. Adding
employment in these places could diversify the tax
base and increase fiscal resilience, such as in the
event of a housing market downturn.

Cumulative growth since 2010 in Union County, SC

Change from 2010 baseline
2K

1.5K

1K

O - - _— = = - e 63
=300 \\/\/\ Households

-1K

2010 2012 2014 2016 2018 2020 2022 2024

Total jobs Housing units Ratio
Union County, SC 7,601 13,527 0.56
City of Union 3,376 4,388 0.77
Jonesville, SC 39 590 0.07
Carlisle, SC 12 194 0.06
Lockhart, SC 13 204 0.06
Buffalo area 626 1,299 0.48

WITHIN THE COUNTY

Carlisle and Lockhart

Former mill villages that are no longer job centers, these communities
currently have the lowest jobs-to-housing units ratio, meaning most

residents must commute elsewhere to work.

Note: Job growth around Jonesville has been significant and will
continue to grow with the addition of Eaton and new infrastructure
serving the Trakas Industrial site. The Jonesville row in the table

employers outside the town boundary.

above is focused within the municipality and does not capture large



Catawba Regional Workforce Housing Study Union County Report

26

Housing affordability relative to the local median household income
Source: 2015-2024 ACS 5-Year, Zillow, CPI, CommunityScale

How affordable is Union County, SC?

In April 2026, the typical home is affordable to most existing local

households. The surplus between local median income and income

required is S4k.

$40K
34K
30K
20K 19Kk
10K
Covid-19
0
2017 2019 2021 2023 2026
Home Price
Geography Typical Affordable to median Gap/ S Required
Union County, SC $137,882 $150,750 $38,525
Buffalo area $137,882 $104,866 -$33,016 $38,525
City of Union $137,882 $120,725 -$17,157 $38,525
Jonesville, SC $134,812 $102,615 -$32,197 $§37,667

Median income
42K

Income to afford
typical home
39K

Income

Median Gap /

$42,120

$29,300 -$9,225
$33,731 -$4,794
$28,671 -$8,996

Union County’s median income is just enough
to afford a typical home on the market today.

However, housing affordability varies greatly
between subgeographies. In the Buffalo Area,
a typical home lists at $138k but, because the
local median income is $29Kk, this price point
is out of reach for many existing local
residents. Other jurisdictions in the county
face similar affordability challenges.

These “typical prices” reflect a blend of older
and newer units. While Union County’s historic
homes tend to be more compact and
affordable, they also may need maintenance
to bring them up to date, adding to the
effective price. And newly constructed homes
generally list well above $200k, out of reach to
many local households.

WITHIN THE COUNTY

Jonesville

Though home prices in Jonesville are
similar to the county overall, lower local
incomes mean most residents cannot
afford most homes on the market today.
However, recent and expected new job
growth near Jonesville may reduce this
gap by boosting local incomes.
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Vacancy rates over time by tenure
Source: 2010-2024 Census ACS 5-year

Homeowner vacancy rate Rental vacancy rate
6% 30%
4% 20%

; Chester County, SC

1

2% Hi 10% -
' , Union County, SC
York County, SC - York County, SC
0% Union County, SC 0% ™ Chester County, SC
2010 15 '20 24 =2 2010 "15 '20 ) e

An assessment of vacancy rate trends reinforces the observation that all counties in the region need more housing units to keep up
with growth - and more rentals in particular. High vacancy rates suggest there is more than enough supply to meet demand. Vacancy
rates below a “healthy” level suggest demand is outstripping supply, leading to price spikes and/or households moving to other places
where there is better availability of desired units.

In the early 2010s, rental vacancy rates in Union County were above the 7.5% “healthy” level, suggesting there were enough units to
meet demand. However, more recently, rental vacancy has been at or around 5%, indicating market demand for more units than are
available. Given multi-family (which is typically rental) still comprises a relatively small share of the county’s total housing, it is likely
demand for rental housing will be tight for years to come as development continues to catch up.

Dipping below the unhealthy rates around the same time, ownership vacancy rates tell a similar story for homeownership in Union
County. Currently, the vacancy rate is significantly below the “healthy” rate of 1.5%. Smaller units are likely in particularly strong
demand given demographic trends and the fact that these options comprise a relatively limited share of the overall housing stock.
Note: these charts cannot be reproduced to reflect conditions at the subgeography level of detail due to margin of error issues with this
data.
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Annual building permit activity over time by unit type
Source: 2010-2025 Census Building Permit Survey, City of Union

Single family building permits in Union County Multifamily building permits in Union County
== Union County, SC City of Union Other places == Union County, SC City of Union Other places
125 400
100
300
75
200
50
e 100
e
0 0 —
2010 2015 2020 2025 2010 2015 2020 2025

Construction activity is picking up in Union County. Single-family building permits have increased since 2023 and continue into
2026, especially in the City of Union and the Buffalo Area (the data above extends through 2025, but the City of Union reported
ongoing momentum in 2026 with 24 single family permits as of July). There had been no multi-family units permitted since 2010
until the recent 288-unit Carolina Commons project in the City of Union.

Notes: This building permit data is only available at the county-wide and municipal levels, so the charts above do not correspond
exactly with some subgeographies. “Other places” refers to locations in the county but outside the boundaries of municipalities with
specific data, such as unincorporated areas.

WITHIN THE COUNTY

City of Union and Buffalo
Most of the county’s recent housing development has occurred within
the City of Union and in the adjacent Buffalo area.
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“Workforce households” by income group
Source: 2010-2024 Census ACS 5-year, CommunityScale

This study is particularly focused on the housing needs of
“workforce households,” in this case defined as earning
between 80-150% of the area median income (AMI). The tables
on this page summarize how this income range translates to
job types, household counts, and housing affordability.

Household growth by AMI group in Union County

oK >150% AMI
80-100% AMI - 120-150%
Household income: $50k-$63k 7.5K / IIII ;801 g)goo/o/o

. ///1 60-80%
Growth rate: -23% since 2021 5K ,

Max home price: $190k-$240k

2.5K <60% AMI
Max rent: $1,250-$1,575
0
Reflects typical incomes for jobs like elementary and middle 2010 2015 2020 2025 2030
school teachers, postal carriers, paramedics, police patrollers,
HVAC installers, industrial machinery mechanics Recent household growth by

income has been uneven in
Union County. Since 2021, the
100-120% AMI 120-150% AMI <60% and 60-80% AMI groups
have grown 11% and 22%

respectively. Over the same time

Household income: $63k-$76k Household income: $76k-$95k period, households earning

o s o s 80-120% AMI have declined,
Growth rate: -17% since 2021 Growth rate: 20% since 2021 those earning 120-150% have

grown, and those earning above

Max home price: $240k-$290k Max home price: $290k-$360k 150% have declined (-4%).
Max rent: $1,575-$1,900 Max rent: $1,900-$2,375
Reflects typical incomes for construction supervisors, Reflects typical incomes for dental hygienists, data analysts,
powerline installers, market research analysts, healthcare registered nurses, accountants, mechanic supervisors,

social workers, industrial repairers for industrial equipment physical therapist assistants
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Housing listings per job by income group

Source: BLS, RentCast, CommunityScale

One measure of how well a housing market is serving a target
population is to gauge how many real estate listings fall within the
group’s price range. Addressing this in terms of jobs-housing
balance, the chart below compares jobs by salary level to listings
by the income required to afford them in the same area. The more
listings that are affordable to a given AMI bracket, the better
served that group is by the market.

The higher the rate of listings per job at the target 80-150% AMI
price point, the more of these workforce households could
potentially attract.

30

In Union County, housing prices have remained relatively low,
creating an environment where most local jobs pay sufficient
wages to cover local housing costs.

Note: This analysis compares a single job’s salary to the cost
of a housing unit. In reality, many households combine
multiple wages to boost their household income, effectively
moving them up the chart to higher brackets. However,
single-earner households are limited to what they can afford
from one job’s pay.

Union County, SC: Jobs vs. For-Sale Listings by Salary Bracket

Each series shown as share of its total. Stacked bars show listings by bedroom count; smoothed area shows jobs. Both on the same proportion scale.

Jobs (FT-adjusted, smoothed area)  [J 0-2bedrooms  [J 3 bedrooms

%
N
&

Y ~
< 60% AMI

60-80% 80-100%

¥ F ¥ &F O OF S S N QF & ¥
o > 2 ) o N e o S N N L)
A o o o & & A & Q¢ Q¥ ¥ &

Q o
A A )

100-120%

4+ bedrooms

N A N3 QF N

120-150% > 150% AMI
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Many essential workers earn wages equating to less than 80% AMI.

Source: 2024 BLS OWES, 2024 Census ACS 5-year

Though much of this report focuses on households
earning between 80-150% AMI, the county also
includes many households earning less. The
county’s households earning below 80% AMI are
more likely to be experiencing cost burden than
those earning more. Cost burden is defined as
spending more than 30% of household income on
housing costs; severe cost burden is defined as
spending more than 50%. As summarized by the top
chart, this data indicates that a significant share of
the county’s lower income households are struggling
to afford living in the community.

Cost burden is a factor impacting the county’s
essential workforce, such as those working jobs that
the community relies on to help keep basic services
and infrastructure functioning. The bottom chart
indicates typical wages for a subset of these jobs. In
many cases, these salaries are not enough on their
own to cover housing costs without incurring cost
burden. Housing affordability is particularly
challenging for single-earner households that rely on
just one salary to cover all living expenses, including
housing costs. Multi-earner households can combine
two or more salaries to achieve a higher household
income that can afford higher housing costs.
Attracting more jobs that pay wages in the 80-120%
AMI range could help lift more single-earner working
households out of cost burden.
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Rates of cost burden among households living in Union County

Cost burden by household income

Percent of household income spent on housing costs (rent or ownership costs, including

mortgage and insurance)

No burden: <30% household income
Cost burdened: 30-50% household income
[ Severely cost burdened: >50% household income

0 1,000 2,000

<30% AMI

30-50% AMI I 2,011
50-80% AMI I 2,237
80-100% AMI ‘ 748

100-120% AMI ‘ 753

>120% AMI

“Essential workforce” jobs located in Union County
Selected wages by occupation, Spartanburg MSA

25th percentile verce
$§27,010 @ $36,130

Food Preparation Workers

Firefighters $31,760 @ $48,020
Highway Maintenance Workers $34,840 @ $43,340
Plumbers and Pipefitters $44,670 @

Carpenters $44,810 @

Machinists $46,180 @
Elementary School Teachers $47,930 @

HVACR Mechanics and Installers $48,730 @

Police and Sheriff's Patrol Officers $49,450 @

Clergy $54,160 @

3,000

3,451
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Stakeholder engagement
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Stakeholder engagement process

The study process included two rounds of focus group
meetings with stakeholders from across the four-county
region. The meetings were structured to confirm or revise
analysis findings and to gather insights on a range of housing
and workforce topics.

The process also included a detailed survey sent to employers
throughout the region, receiving 70 responses from
organizations across numerous industries and company sizes.

This section summarizes the stakeholder feedback from these
outreach activities in terms of challenges and barriers to
housing access and production. Along with the analysis in the
preceding section, these observations inform the study’s
assessment of key gaps in the housing supply as well as
strategies and recommendations to address housing access
and production challenges.

Participating stakeholders included:

- Municipal staff from numerous cities across the region.

- Economic development agencies involved in employer
attraction and retention.

- Employers representing companies large and small in a
variety of industries.

- Real estate professionals directly involved in the
housing market, including developers, realtors, and
lenders.

- Service providers focused on helping provide access to
housing

33

Challenges and barriers to housing access and production are
organized into the following categories:

-  Zoning and development standards

-  Development economics

-  Transportation and infrastructure

- Housing options

- Household finance

- Workforce development

- Public sentiment and communication
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Supply-side feedback: Development regulations can increase design and building costs, leading to
high housing costs

Zoning and development standards: According to real estate industry
stakeholders, local regulations often limit the variety of housing types
that are allowed and can include design requirements that increase
costs (which are in turn passed on to buyers and tenants). Note: The
City of Union is the only municipality or jurisdiction with zoning in Union
County, so some of these findings might not be directly applicable in
other parts of the county but they are included here for reference to
reflect regulatory feedback from interviewed stakeholders.

Minimum square footage and lot size requirements limit
construction of smaller, more attainable housing types.

Few areas where multi-family is allowed.

Building material and design standards add costs that are
difficult to absorb without elevating prices for homeowners and
renters.

Height limitations make multi-family development difficult to
pencil in areas where it is otherwise permitted.

Parking minimums consume land and add per-unit costs,
particularly for multi-family and other denser housing typologies.
While some parking is essential to serve new housing (especially
in areas where alternatives to driving such as transit are not
available), some stakeholders suggest requiring more parking
than the market demands can drive up costs.

Certain site design requirements (such as rear-loaded alleys for
townhomes) create engineering challenges that increase costs.

Newer development approaches such as modular housing are
not always accommodated as readily as traditional stick built.

R0

Detail of City of Union zoning map

e
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Supply-side feedback: A combination of costs discourage certain kinds of housing development.

Development economics: Builders and developers reported
encountering a variety of challenges when attempting to
finance, build, and sell/rent in the region, such as high land
and infrastructure costs driving up home prices.

e The cost to develop land often exceeds what lower
price points can support.

e Construction costs remain elevated following recent
inflationary periods.

e Impact fees and development fees can drive up costs
for homebuyers and renters.

e Long permitting timelines can add cost and uncertainty
to the development process.

e  Property tax rates on rental properties are higher than
owner-occupied, reducing investment appeal.

e Developers often bear full costs for extending roads,
water, and sewer infrastructure, adding cost that is
passed on to homebuyers and renters.

e Many communities contain historic structures such as
mill buildings but renovation or adaptive reuse is not
always feasible.

e  Water and sewer capacity limitations constrain
development in some areas.

e Site readiness issues (such as land that won't perc or
lacks utility access) limit developable parcels.
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Demand-side feedback: Housing needs and preferences, particularly those of seniors and young
adults, are misaligned with the housing stock.

Housing options: Stakeholders described a misalignment
between the housing stock available and the housing options
many segments of the population prefer or need, such as
downsizing options for seniors and rental units for young
adults.

e  Though typical household sizes are shrinking, few
smaller homes are being built.

e Single-family detached dominates new construction
with limited variety in housing types.

e Seniors remain in larger homes due to lack of suitable
downsizing options, reducing housing availability for
new families.

e Limited move-up inventory keeps households in starter
homes longer.

e Age-restricted communities add options for seniors but
displace opportunities for younger homebuyers.

e Housing renovation and rehabilitation can be cost
prohibitive, especially if extensive code upgrades are
required.

e Limited rental inventory exists across much of the
region.

e The rental market operates informally in many areas,
making it difficult for newcomers to find options.

e Housing location decisions are also driven by factors
such as school districts, amenities, and perceived
quality of life.

36
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Demand-side feedback: Competing costs and market competition from cash buyers limit what
many residents can afford.

Household finance: Lenders, employers, and others reported
numerous hurdles and constraints limiting many residents’
ability to buy a home, including competing costs such as
childcare, challenges saving for a down payment, and
competition in the market from cash buyers.

Cash buyers outcompete mortgage-dependent buyers,
especially in higher-demand areas.

Institutional investors purchasing single-family homes
reduce available inventory.

Household debt (such as student loans and credit
cards) is counted against mortgage qualification,
reducing how much some can borrow to purchase a
home.

Accumulating enough money for a down payment can
take years for some households, deferring their ability
to buy. However, there are some low and no down

payment loan products available to qualified borrowers.

Overall increases in the cost of living reduce how much
income is available to pay for housing.

Childcare costs are a particularly significant
impediment to housing affordability for young families.

HOAs add significant monthly costs that effectively
reduce how much homebuyers can borrow.

J S
HOMEBUYER

PROGRAM

SC HOUSING

SC Housing offers low interest loans and down payment assistance to qualified
homebuyers, including those with incomes in the 80-150% range (exact limits
vary by county).
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Workforce feedback: Longer commutes are impacting employers’ ability to attract and retain
workforce.

Transportation and commutes: Employers and economic
development stakeholders noted how long commutes and a
lack of transit impact their ability to attract and retain
workforce.

e Theregion has limited transit options in general.

e  Existing transit services often have restricted hours and
routes that don't align with shift work.

e Attempted microtransit and employer-supported transit
programs have generally not been successful.

e Commute times are generally increasing according to
Census data as workers travel farther for attainable

housing, adding transportation cost and impacting :
quality of life. DAL - _» i~

e Many moderate- and higher-income employees choose B
to live in areas with more housing choices and

amenities even if it means living farther from work.
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Workforce feedback: High costs of housing present challenges to employers filling jobs.

Workforce development: Employers and others reported
challenges filling jobs due to higher housing and living costs in
the area, especially for low- and middle-wage jobs that require
daily in-person presence such as teachers, healthcare
workers, and distribution facility staff.

e  Major employers report higher worker turnover due to
lack of nearby housing availability and long commute
burdens.

e Some employers are considering automation as an
alternative to managing ongoing workforce challenges,
a potential long-term consequence of workforce
housing shortages.

e Site selection decisions increasingly factor in housing
availability for prospective employees.

= 'ﬁ’:
e  Entry-level salaries in major employment sectors do not =

support current housing costs, even for skilled and SC Works Greater Upstate partnered with the City of Union, USC

educated workers. Union, and the Goodwill Community Workforce Development Team

. to host this Union Job Fair.
e Teachers, healthcare workers, and other essential

employees cannot afford to purchase homes in the
communities where they serve.

e Childcare costs are cited as major contributor to
housing and employment decisions.
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Communications feedback: Conflicts between stakeholders are seen as a barrier to building
different housing types.

Public sentiment and communication: Many stakeholders
described conflicts between local residents, developers,
advocates, and politicians around topics such as adding
density, introducing different housing types, and setting fee
and incentive policies.

e  Resistance to multi-family and higher-density
development is common.

e Residents express concern about communities
changing character due to growth.

e Memories about earlier market conditions shapes
expectations about what housing should cost and how
affordability should be measured.

e  Much of today’s housing discourse does not address
the ways housing is integrated with economic
development goals.

e Not enough communication between policymakers and
developers.

e Political sentiment at state and local levels often does
not support housing policy reform.

e Some communities perceived as unsafe, limiting
market appeal.

40
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Employer survey results

The study process included a survey sent to employers
across the region to gather feedback and insight on the
role housing availability and affordability plays in their
staffing and location decisions. Respondents included
companies across most major employment sectors and
ranged in size from fewer than 50 to more than 1,000
employees. This page highlights a selection of
responses to survey questions. The full record of
anonymized survey responses is available as a separate
document.

33% reported job candidates asking about housing
availability or affordability during recruiting.

20% have lost employees or candidates because they
could not find suitable housing within a reasonable
commute.

39% provide some form of relocation assistance, signing
bonus, down payment assistance, or other housing
support.

43% consider housing availability/affordability for
workforce a critical or important factor.

45% do not currently consider providing housing
resources for employees an appropriate responsibility
for them. This might indicate many employers believe
workforce housing is an issue better handled by
municipal and county governments. It also might signal
the need for more outreach to employers to understand
their unique perspectives and explore possible
collaborations and partnerships further.
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What types of housing are most needed for your employees?
Share of employers selecting each housing type, employer survey

Affordable rental apartments 63%
Smaller "starter" homes 20%
(under 1,200 sf)
Single-family homes under 67%
$275,000

Single-family homes 31%
$275,000-$375,000

Townhomes / duplexes 16%

Shared housing / roommate . 6%
options

Temporary/furnished housing . 6%
(6 months or less)

0% 20% 40% 60%

Which programs would you consider offering if resources or

partnerships were available?

Share of employers considering each support program, employer survey

Childcare subsidies 26%
Down payment assistance for employees 29%

Homebuyer education programs 35%

Partnerships with developers for 10%
workforce housing

Shuttle or transit service (possibly 18%
shared with other employers)

None - not appropriate for our 45%
organization

| \o

0% 10% 20% 30% 40% 50%
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Workforce housing
assessment
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Introduction to profiles and variables

43

The following section synthesizes the study’s analysis and stakeholder feedback into a discussion of 3 key questions
regarding workforce housing. Each includes two representative profiles of workers with real-world employment, income, and
housing need characteristics that illustrate important facets of the workforce housing story in the Catawba region.

Is housing affordable to the workforce?

Do we have the right kinds of housing?

Do we have housing in the right places?

Why this
matters

Example
worker #1

Example
worker #2

To fill jobs across the income spectrum, the
region’s workforce needs access to housing
at a wide range of price points. Housing
affordability is a relative concept that
depends on each household’s family budget,
considering competing expenses such as
childcare, health insurance, and student
loans.

Welder earning $65k/year’ with a low-cost
lifestyle and no debt looking to buy a 3-4
bedroom house.

Stakeholders are concerned about housing
availability for skilled blue collar tradespeople
to service the economy’s essential
infrastructure.

Registered nurse earning $79k/year® with 2
young children also managing childcare
costs looking to buy a 2-3 bedroom starter
home.

Stakeholders reported challenges staffing
hospitals, especially filling mid-level positions
like nurses.

The workforce is comprised of a variety of
household types and family structures, from
young singles and couples to families with
children to groups of roommates to empty
nesters. To attract and retain this diverse
workforce, the region’s housing stock needs
to include enough options to accommodate
all of these configurations and life stages.

Elementary school teacher earning
$55k/year* looking for a rental apartment
near work.

Employers reported employees who were not
interested in buying a home having trouble
finding attractive rental options near plants
and other large employment sites.
Construction manager earning $119k/year’
looking to downsize after their children left
for college.

Stakeholders voiced concern about empty
nesters remaining in larger homes that would
be better suited for new families because
there aren’t enough downsizing options
available.

To attract the best employees and employers in
technology and other high-income sectors,
places must compete not just in terms of the
right housing supply but also an appealing
quality of life. Communities that offer
in-demand lifestyle amenities like walkable
neighborhoods with lots of restaurants,
entertainment, culture, and recreation are more
likely to attract and retain top workforce talent.
Data scientist earning $102k/year? with 2
teenage children looking to buy house in a
walkable neighborhood with things to do.

Stakeholders observed high-demand employees
often prefer to live in walkable neighborhoods
with lots of amenities, often choosing places like
Charlotte over cities in the Catawba region.
Radiologic tech earning $71k/year* looking for
an apartment in a walkable neighborhood with
amenities.

Stakeholders were concerned that there aren’t
many rental options in walkable settings that
would attract young workers outside the region’s
major cities.

T 90th percentile salary for these jobs in Catawba region; 2 75th percentile salary for these jobs;  ~60th percentile salary for these jobs; 4 Median salary for these jobs
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Is housing affordable to the workforce? These recent listings from around the county

illustrate the range of for-sale options typically
available at different sizes and price points.

$239,000 $166,000

| 3 bedroom, 2 bath 2 bedroom, 2 bath
1,464sf 1,212sf
1.6 ac lot 0.4 ac lot
Jonesville Buffalo

Affordable to an incomef| Affordable to an income

of at least: of at least:
| $59,000 $40,000
$110,000 $150,000
| 4 bedroom, 2 bath 2 bedroom, 2 bath
1,502sf 1,560sf
2.3 ac lot 0.2 ac lot
Union Lockhart

il Affordable to an income
of at least:

Affordable to an income
of at least:

$27,000 $37,500
$220,000 $259,900
4 bedroom, 1.5 bath 3 bedroom, 2 bath
. 1,940sf 928sf
- 0.3 aclot 0.1 ac lot
| Union Buffalo

Affordable to an income
of at least:
$64,000

| Affordable to an income®
of at least:
$54,000
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Is housing affordable to the workforce?

Example worker:
Welder earning $65k/year with a low-cost lifestyle
and no debt looking to buy a 3+ bedroom house.

Why this example?

Stakeholders are concerned about housing
availability for skilled blue collar tradespeople to
service the economy’s essential infrastructure.
This example illustrates a segment of the
population that is well-served by the region’s
existing housing stock.

Key observations:

The potential resident looking for a single-family
home in this workforce price range might have
options across the county but is still priced out of a
large share of listings.

45

@ Listings that meet all of this worker's criteria
Right unit type and size - but wrong price point

Looking for Price range

Up to $237k 56%

Share of recent listings

3-4 bedroom house
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Is housing affordable to the workforce, including those with competing household costs?

Example worker: Household budget
Registered nurse $79k/year with 2 young children Household income $79,000
also managlng Chlldcare COStS |00k|ng tO buy a 2_3 M ‘‘‘‘‘‘ thl ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, $6583
bedroom starter home. M Oy 908 20 989
Federal & state taxes $1,448
Why this example? Net monthly income $5,135
Stakeh0|ders reported Cha”enges Stafﬂng ......... e
. . . . I . Childcare $800
hospitals, especially filling mid-level positions like
nurses. This example demonstrates how limited Carpayment $550
housing options can make it har.d .for the_se Car insurance $135
work_ers to find a home near.thelrjob. Thl's.example Gasfransportation 4265
also illustrates how competing costs of ||v|ng CaAN e e
significantly reduce some households’ ability to Studentloans $400
afford housing. Health insurance contribution $260
. Phone/internet $165
Key observations: LT i
By conventional measures, this nurse should be BrOCeIeS $825
able to afford a home that costs up to 30% of their Utilities $220
income annually (coverlng mortgage, taxes, etc.). Child expenses (clothes, activities, etc.) $225
That Would equate to a purchase price of up O
$291k in this case. Retirement/savings $250
Home maintenance $100
However, asa parent of young children, this worker Available for housing costs $940
has a Compllcated household budget that does no't ............................................. ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,
leave much for housing costs (much less saving Affordable home price (no HoA) $138,442
for retirement, taking vacations, maintaining an Affordable home price ($200 HOA) $108,986
emergency fund, etc.). Managing to set aside $940 sh f ¢
for housing each month, they can realistically only Looking for Price range all?:’ recen
afford a purchase price of $138k (or $109k if the Istings
property comes with a $200/month HOA fee). 2-3 bedroom starter

Home Up to $138k 31%



Catawba Regional Workforce Housing Study Union County Report

Do we have the right kinds of housing for relocating workers who need to rent first?

Example worker:
Elementary school teacher earning $55k/year
looking for a rental apartment near work.

Why this example?

Employers reported employees who were not
interested in buying a home having trouble finding
attractive rental options near large employment
sites.

Key observations:

There are many cases of staff moving to the region
for a job and looking to rent a smaller unit, to get a
sense of the region, before potentially buying in a
few years. Someone earning $55k/year can afford
no more than $1,390/month in rent.

Most of the available rental properties in the
county fall below that max affordable rent.
However, there are few listings overall, meaning
even if the rental housing stock is generally
affordable, there might not be much inventory to
choose from at any given time.

The map at right illustrates rental listings that one
might find when searching for an apartment online.
Especially in smaller cities and rural areas,
stakeholders reported many of the region'’s rental
units are advertised through word of mouth rather
than conventional listings. This makes it harder for
new arrivals to find places to live, thereby making it
harder for employers to compete for new workers
from outside the region.

@ Listings that meet all of this worker’s criteria
Right unit type and size - but wrong price point

Looking for

Small apartment

Price range

Up to $1,390/mo

# of recent listings

91% (out of only 88

rental listings over 3
years, meaning low
availability overall)

47
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Do we have the right kinds of housing for downsizers?

Example worker:

Construction manager earning $119k/year
looking to downsize after their children left for
college and retirement approaches.

How many of the homes listed in Union County recently
are suitable for downsizers?

Listings Share of

Why this example? Housing criteria meeting total Criteria details
Stakeholders voiced concern about empty the criteria listings
nesters remaining in larger homes that would be Total list -
better suited for new families because there otatlistings, 617 100% Total pool of available for sale
aren't enough downsizing options available. 20230 NG,

As 1-2 person households, they only
Key observations: Max 3 bed 2 bath 443 72%  need extra bedrooms for family and
While not all empty nesters and seniors are guests
interested in downsizing' a signiﬁcant Share T T P R TTAT
get older, especially after children grow upand  1.800sf more efficient units. .
move out. Downsizers often prefer smaller

...and 1/4 acre or o
. 72 12%  yards (or no yard) to reduce
As the chart at right illustrates, the market does less ) .
. maintenance obligations.
not offer many options for these households. ... R JS S
Typically, downsizers are looking for a smaller Newer units are more likely to be in
unit on a smaller lot (or no lot at all) in a ...and built since 19 3% better condition and to
(o]

structure that is relatively new and easy to
maintain. When compared against all listings on
the market in Union County over the past 3 years,
this wish list of criteria eliminates all but 3% of
the choices available. In other words, very few
units coming to market meet the needs and
preferences of a typical downsizer.

In the meantime, many of these households will
remain in units too large for them that would
otherwise be ready to accommodate the next
generation of homebuyers.

1990

accommodate people with mobility
challenges.
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Housing in the right places

An analysis of Housing
Readiness highlights areas
that are best-suited to
diverse types of housing -
the kinds of housing, at the
price points, in the locations
that can attract and meet
the needs of workforce
residents.

Highlighting housing-ready
areas entails excluding
areas with environmental
constraints and then
identifying areas with
existing infrastructure
(water, sewer), access to
“stuff” (jobs, amenities), and
relative walkability - the
option to reach “stuff” on
foot.

e o | B,
Not buildable, such as due to
environmental constraints

Everywheré' buildable,
but no infrastru

49

Everywhere buildable

Hazard-prone or
—— hard-to-build

areas, or areas to

preserve

Environmental
constraints

Areas with infrastructure

Areas with access to
jobs and amenities

Areas with
transportation
diversity

Rural residential, business-as-usual greenfield development

cture or amenities

‘A



https://lgpress.clemson.edu/publication/an-introduction-to-wetlands-of-south-carolina/
https://www.redfin.com/SC/Clover/4018-Deerstone-LN-29710/unit-24/home/195971639
https://www.clearspringsdevelopment.com/baxter-town-center/
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Does the market offer homes in places with attractive amenities and things to do?

Example worker:

Data scientist earning $102k/year with 2 teenage
children looking to buy house in a walkable
neighborhood with things to do.

Why this example?

Stakeholders observed high-demand employees
often prefer to live in walkable neighborhoods with
lots of amenities, often choosing places like
Charlotte over cities in the Catawba region.

Key observations:
Most units that meet this household'’s price and
type criteria do not meet the place criteria

A late-career data scientist might make
$102,000/year. Homes under $369k could be
affordable to this worker, per common affordability
measures. With their children growing up and
moving out, they might be looking for a home in a
more walkable location, with a different quality of
life to support this new life stage.

While throughout the region there are many
right-sized homes available at or below this price
point to buy, not as many of them are located in
areas that suit this person’s preferences.

@ Listings that meet all of this worker’s criteria
Right unit type, size and price point - but wrong [0

Looking for Price range Share of recent listings

Home near “stuff” Up to $369k 10%
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Does the market offer homes in places with attractive amenities and things to do?

Example worker:

Radiologic tech earning $71k/year looking for an
apartment in a walkable neighborhood with
amenities.

Why this example?

Stakeholders were concerned that there aren't
many rental options in walkable settings that
would attract young workers outside the region’s
major cities.

Key observations:

Few units meet the price and type criteria, much
less the place criteria, though rentals are more
clustered around areas with “stuff” than homes for
sale, so while this renter’s price range is more
limited than the profiled downsizer’s, they might
have access to a larger share of listings than
someone looking for a home for sale with a larger
budget.

@ Recent listings meeting all requirements
Recent listings meeting requirements other than

Looking for Price range

Up to $1,784/mo 14%

Share of recent listings

Apartment near “stuff”

51
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Scorecard: How well does Union County meet today’s workforce housing demands?

Is housing affordable to the
workforce?

For the welder earning $65k/year with a
low-cost lifestyle and no debt looking to
buy a 3-4 bedroom house...

@ VYES: 56% of recent for sale listings
match this worker’s needs and budget,
with good distribution across many parts
of the county.

For the registered nurse earning
$78k/year with 2 young children also
managing childcare costs looking to buy a
2-3 bedroom starter home...

@ ROOM FOR IMPROVEMENT: Only 31%
of recent for sale listings match this
worker’s needs and budget, suggesting
Union County is not an easy place for a
mid-wage healthcare employee to live
unless they are able to pool their income
with a spouse or partner to afford a higher

priced home.

/

\.

Do we have the right kinds of
housing?

For the elementary school teacher earning
$55k/year looking for a rental apartment
near work...

@ ROOM FOR IMPROVEMENT: While most
rental units are within this employee’s
budget, there have only been 88 units to
come on market in the past 3 years.

For the construction manager earning
$119k/year looking to downsize after their
children left for college...

@ ROOM FOR IMPROVEMENT: Only 3% of
recent for sale listings match the criteria
many downsizers use to find homes that
are right-sized and easy to maintain as
they get older.

/

Do we have housing in the
right places?

For the data scientist earning $102k/year
with 2 teenage children looking to buy
house in a walkable neighborhood with
things to do...

@ ROOM FOR IMPROVEMENT: Only 62
(10%) recent for-sale listings match this
worker’s budget and are located in
walkable neighborhoods near amenities
such as restaurants and retail.

For the radiologic technologist earning
$71k/year looking for an apartment in a
walkable neighborhood with amenities...

@ ROOM FOR IMPROVEMENT: Only 14
(14%) rental listings in the past 3 years
match this worker’s budget and are
located in walkable neighborhoods near
lifestyle amenities such as restaurants and
retail.

.

/

Note: The registered nurse is the only illustrative example reflecting a cost of living budget that limits housing costs below 30% of total
household income. The other five examples assume the representative household can afford to spend a full 30% of their household income on
housing costs. This represents a best case scenario for each illustrative situation. In reality, some of these other households may also be
balancing competing costs of living that constrain their housing budgets and reduce their options in the market.
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Strategies toolkit
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Strategies toolkit

A resource rather than a
mandate, this toolkit is
intended to offer policy
and investment ideas for
communities to consider
to the extent they seem
helpful toward promoting
local housing and
economic development
goals.

Not every strategy is
applicable to every
community in the county,
but there are options that
could apply to each type of
place depending on local
conditions and priorities.

The following pages
provide additional details
for each of the strategies
listed in the matrix at right.
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Transportation and
Infrastructure

Housing Options

Workforce
Development

Public Sentiment
and Communication

scalable fees

Align infrastructure planning
with housing priority areas

Reduce regulatory and other
barriers to multifamily
development and improve how
rental units are advertised

Promote homeownership
readiness programs, down
payment assistance, and
financial literacy

Align economic recruitment
with housing capacity to
prevent supply-demand
mismatches

Adopt local government
housing policy statements with
production goals

through incentives and lending
partnerships

Evaluate transportation
options to employment centers
in coordination with employers

Support home repair programs
to keep residents in their
homes for a more stable
workforce, especially low- and
moderate-wage homeowners

Connect households with
comprehensive financial
counseling and debt reduction
resources

Expand construction trades
training to build the workforce
needed to produce housing

Create forums for developer
input and launch public
campaigns explaining the
benefits of housing

Topic Policy Program Partnership
Zoning and Revise regulations and design ~ Streamline and standardize the Promote pilot missing middle
Development standards as applicable to development review process projects, such as on publicly held
Standards promote diverse housing types across jurisdictions sites

and development feasibility
Development Investigate impacts of property Support mixed-use housing Establish local housing trust
Economics tax disparity and potential for ~ conversions in downtowns funds using hospitality taxes,

other dedicated revenues, and
state and federal funds

Invest proactively in
infrastructure to unlock
development sites before
developers arrive

Explore investments and
collaborations to support more
missing middle and workforce
housing types across the region

Create employer-matched
savings and down payment
assistance partnerships

Encourage employer-assisted
housing programs and employer
participation in housing solutions
and other services

Build a broad-based coalition of
housing champions across
sectors and communities
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Zoning and Development Standards: Policy

Revise regulations and design standards as applicable to promote diverse housing types and
development feasibility

Finding Details and potential next steps
Strict design standards, minimum lot sizes, minimum house sizes, - Review existing design standards for cost impacts and
and parking requirements in many jurisdictions limit the variety of identify provisions that add cost without meaningfully
housing possible and raise costs for both developers and buyers. improving quality or character

- Adopt performance-based standards that allow flexibility in
Lead / Partners materials and design while maintaining quality expectations

- Develop design guidelines (rather than strict standards) for
areas where communities want to shape the built
environment without discouraging investment

- Ensure design standards for modular housing focus on
placement and site design rather than prohibiting these
housing types

- Reduce or eliminate minimum dwelling unit sizes to allow

Municipalities (lead), counties, planning commissions, developers

Cost

Low (regulatory changes with no direct public expenditure)

Metrics of success

Number of jurisdictions that adopt updated zoning provisions. smaller, more affordable homes

Increase in building permits for missing middle and multifamily - Lower minimum lot sizes to support compact single-family
housing types. Reduction in average per-unit development cost for development

new construction. - Allow duplexes, triplexes, and townhomes by-right or with

administrative/staff-level approval in more zoning districts

- Evaluate parking minimums, especially for multifamily and
units near employment centers, and consider reductions

- Permit accessory dwelling units on single-family lots with
streamlined approval

- Explore increasing allowable building height for multifamily
development where feasible

- Rezone additional areas to permit multifamily development,
particularly near employment centers

A recently built 1,050 sf home in
the City of Union


https://www.realtor.com/realestateandhomes-detail/569-5th-St_Chester_SC_29706_M94024-71507
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Zoning and Development Standards: Program

56

Streamline and standardize the development review process across jurisdictions.

Finding
Developers working across multiple jurisdictions in the region

encounter inconsistent review processes, unpredictable timelines, and
duplicative requirements that add time and cost to housing production.

/ Source: City of Greenville

Proposal

Project Proposal

e

Minor Urban Design

A Major Urban Design
e N o ¢ Pre-application Conference ———

Certificate of Appropriateness

l TR l

As both an observer and a participant on : . :
icati issi Project Preview Meetin
Application Submission these boards, the process has become more ) 9

deliberate over time. Just as the city’s grown, l
it’s required a more detailed approach to

. N . things and there’s been considerable effort Auolication Submission
Planning Staff Review and Action put into making it fair for everyone. PEILAEOISIBRICH0

~ John Edwards, l
chair of the city’s Design Review Board
Planning Staff Review

Approved et Appeal Staff Decision l
( P el Design Review Board

) e "
pproved witl
b modifications or conditions P /

Example of a clearly structured and communicated design
review process from Greenville, SC

Lead / Partners

Municipalities and County (lead), Catawba Regional COG,
planning commissions, developers

Cost

Low (process improvement and coordination)

Metrics of success

Average development review timeline in participating
jurisdictions. Number of jurisdictions adopting shared or
aligned review processes. Developer satisfaction as reported
through engagement forums.

Details and potential next steps

- Establish target review timelines for common
housing project types and track performance

- Explore shared or model review checklists that
jurisdictions can adopt to reduce developer confusion

- Offer expedited review for projects that meet defined
affordability or workforce housing criteria

- Provide training and peer learning opportunities for
planning staff across the region

- Explore opportunities to align development standards
across jurisdictions to reduce friction for developers
working in multiple communities

- Maintain a comprehensive permitting and approvals
dataset to track and analyze development activity


https://upstatebusinessjournal.com/square-feet/greenvilles-design-review-board-process-step-by-step/
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Zoning and Development Standards: Partnership

Promote pilot missing middle projects, such as on publicly held sites.

Finding
For communities willing to invest, directly supporting
pilot projects demonstrates that new housing types can

work locally and provides the proof of concept needed to
build broader support for zoning reform.

Lead / Partners

Municipalities and County (lead), developers, Catawba
Regional COG

Cost

Low (regulatory review and revision)

Stacked duplex

Single-family
detached ADU
Quadplex
N Side-by-side duplex
" . S
Single-family ~
attached ADU
Triplex AN
g .-
g s
Apartment building <

1 Townhouse garage

Metrics of success

Number of pilot projects completed. Units produced at workforce price
points. Number of communities expressing interest in replicating pilot
models. Cost per unit achieved versus conventional construction.

Details and potential next steps

Identify sites in willing communities and co-invest with
developers to demonstrate missing middle construction at
workforce price points, using municipal land contributions, fee
waivers, or gap financing

Partner with builders experienced in duplexes, cottage courts,
and small apartment buildings to bring models that do not yet
exist in the region

Commission pre-approved building plans for missing middle
types that comply with local codes and can be built without
additional design review

Develop a housing product catalog showing specific building
types with regional examples, approximate price points, and the
zoning conditions needed to enable them

Document costs, timelines, absorption rates, and community
response for each pilot to create transferable case studies for
other jurisdictions

Ensure modular housing options are included, focusing on
placement and site design standards rather than prohibition
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Development Economics: Policy

Investigate impacts of property tax disparity and potential for scalable

fees
Finding Metrics of success
Stakeholders report that state tax policies structurally Stakeholder dialogue regarding current state tax structures.
disadvantage building the rental housing the region's Adoption of scaled fee structures in participating jurisdictions. Reduction
workforce most urgently needs. in total per-unit fee burden for smaller and attainable workforce units.

Introduction of state legislation addressing the tax disparity.

Lead / Partners

Counties and municipalities (lead), school districts,
developers -

Cost )

Low (investigation) to high (implementation of potential
changes)

Source

Details and potential next steps

Explore potential sliding-scale fee structures that charge less for
smaller units, reflecting lower service demand

Consider deferring fee collection from permit issuance to
certificate of occupancy or sale, reducing upfront developer costs
Explore reduced or waived fees for developments that include a
share of income-restricted units

Evaluate the cumulative cost of all fees and exactions on a typical
housing unit in each jurisdiction

Evaluate if and how the tax structure may discourage rental
housing investment and limits workforce housing options

58


https://www.scencyclopedia.org/sce/entries/state-house/
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Development Economics: Program

Support housing conversions in downtowns through incentives and lending partnerships

Finding

Many downtowns in the county have promising historic
building stock and community interest in mixed-use
redevelopment, but may need investment catalysts and
lending support needed to get projects started.

Lead / Partners

Municipalities (lead), economic development
organizations, local lenders, Main Street programs

Cost

Moderate to High (incentives, infrastructure, and
technical assistance)

Metrics of success

Number of downtown housing units created through
conversion or new construction. Number of vacant or

underutilized downtown buildings returned to productive

use. Private investment leveraged by public incentives.

Details and potential next steps

Inventory downtown buildings and sites suitable for housing
conversion or mixed-use development

Designate historic districts where applicable to unlock state and
federal historic tax credits

Partner with local lending institutions to develop products that
support small-scale downtown housing projects

Offer municipal incentives such as permit fee waivers, tax
abatements, or expedited approvals for downtown housing
Recruit developers experienced in adaptive reuse and small-city
downtown revitalization

Market downtown living opportunities to young professionals,
remote workers, and retirees



https://moveupstatesc.com/up-your-lifestyle/communities/union/
https://moveupstatesc.com/up-your-lifestyle/communities/union/
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Development Economics: Partnership

60

Establish local housing trust funds using hospitality taxes, other dedicated revenues, and state

and federal funds

Finding

Most communities in the region lack a dedicated local
funding source for housing investment, leaving them
reliant on competitive state and federal programs that
are oversubscribed and unpredictable.

Lead / Partners

Counties (lead), municipalities, Catawba Regional COG

Cost

Moderate (requires revenue dedication and
administrative setup)

Metrics of success

Number of jurisdictions that establish housing trust
funds. Total annual revenue dedicated to housing
investment. Number of housing units created or
preserved with trust fund support.

The William C. Mescher Local
Housing Trust Fund Enabling Act
empowers cities, counties, and
coalitions thereof to set up housing
trust funds in South Carolina.

Details and potential next steps

Dedicate a portion of hospitality tax revenue to a housing trust
fund in counties and municipalities where applicable

Identify additional revenue sources such as document recording
fees, real estate transfer taxes, or general fund appropriations
Define eligible uses for trust fund dollars including gap financing,
land acquisition, rehabilitation, and down payment assistance
Coordinate with CDBG and HOME programs to leverage federal
dollars with local match

Establish governance and reporting structures to ensure
accountability and transparency



https://www.scstatehouse.gov/code/t31c022.php
https://www.scstatehouse.gov/code/t31c022.php
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Transportation and Infrastructure: Policy

Align infrastructure planning with housing priority areas

Finding
The region can coordinate where infrastructure is built

with where housing is most needed and most feasible,
directing limited public investment more effectively and

giving developers greater certainty about where to build.

This requires coordination and planning, not capital
spending.

Lead / Partners

Counties and municipalities (lead), Catawba Regional
COG

Cost

Low (planning and policy refinement)

Metrics of success

Percentage of new housing permits issued in infrastructure-ready areas.
Number of cross-agency coordination meetings held annually.

Details and potential next steps

Align county and municipal capital improvement programs with
housing priority areas identified in comprehensive plans and
future land use maps

Coordinate infrastructure investment with future land use maps
to ensure housing-designated areas are service-ready before
developers arrive, including addressing this topic during the
comprehensive plan update process

Convene utilities, transportation agencies, and planning
departments at least annually to align priorities

Include housing availability and capacity assessments in the
economic development site selection process, so that job growth
and housing production are considered together

Ensure transportation planning accounts for where attainable
workforce housing exists relative to job centers
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https://www.cityofunion.net/
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Transportation and Infrastructure: Program

62

Evaluate transportation options to employment centers in coordination with employers

Finding

Municipalities, counties, and employers can take an
active role in connecting workers to housing by
expanding transit options beyond their current limited
reach. In considering current and new solutions,
stakeholders should draw lessons from past attempts to
provide transit and microtransit service in the region.

Lead / Partners

Counties and municipalities (lead), current and potential
transit providers, Catawba Regional COG, SCDOT

Cost

Moderate to high (coordination and possible capital
and/or operations support)

(Mlﬂll

Metrics of success

Number of workers served by expanded transit options. Increase in
microtransit ridership during off-peak hours. Number of employers
participating in transportation partnerships.

Details and potential next steps

- Analyze past microtransit systems and regional bus connections
that have been attempted and discontinued in the past to gather
lessons for improvement to inform future transit investments in
the region

- Evaluate transportation options that cover second and third shifts
at major employers in manufacturing, distribution, and healthcare

- Coordinate public or private microtransit route planning with
major employment sites including distribution centers,
manufacturing facilities, and healthcare campuses

- Explore employer-sponsored or employer-subsidized transit
options such as vanpools or shuttle services connecting job
centers to communities where workers can afford to live

- Evaluate demand-responsive transit models that bridge gaps
between county systems

- Develop regional commute analysis mapping where workers live
relative to where they work, identifying the transportation gaps
that most constrain housing access

~ Chester Connector buses serve

: -' both Chester and Union Counties.


https://www.facebook.com/chesterconnector/
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Transportation and Infrastructure: Partnership
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Invest proactively in infrastructure to unlock development sites before developers arrive

Finding

For communities and counties willing to make capital
investments, extending infrastructure ahead of
development eliminates one of the largest barriers to
housing production and sends a clear signal that the
community is ready for growth.

Lead / Partners

Counties and municipalities, Catawba Regional COG,
utilities/special purpose districts

Cost

High (engineering and capital costs)

Metrics of success

Miles of water and sewer service extended to new development areas.
Number of housing units enabled by proactive infrastructure investment.
Reduction in per-unit infrastructure costs for developers.

Details and potential next steps

- Inventory infrastructure capacity in priority growth areas and identify
where water, sewer, and electric extensions would unlock the most
housing potential

- Explore interlocal infrastructure funds that pool resources across
jurisdictions for catalytic capital investments

- Pursue state and federal grants for water and sewer investments
through the SC Rural Infrastructure Authority, USDA Rural
Development, Community Development Block Grants, and other
programs as locally available and applicable

- Planinfrastructure expansion carefully to enable needed
development without creating suburban sprawl that may be
expensive to manage and maintain

- Coordinate with utilities on generation and distribution capacity
planning to ensure housing growth does not outpace energy supply

- Prioritize infrastructure investment in areas designated for housing
growth in comprehensive plans, connecting capital spending directly
to housing production goals

- Structure investments as recoverable through future tax revenue from
completed projects, using tax increment financing or similar
mechanisms

- Incorporate infrastructure projects that enhance resiliency, such as
stormwater retention in and around flood-prone areas


https://www.yorkcountygov.com/m/faq
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Housing Options: Policy

Reduce regulatory and other barriers to multifamily development and improve how rental units are
advertised

Finding Cost

Municipalities can remove the regulatory obstacles that Low (policy changes and coordination)

constrain rental housing production and make it easier

for workers and newcomers to find what is available. Metrics of success

These are low-cost actions that expand access to Number of new multifamily units permitted annually. Number of
existing and future supply. attainable workforce housing multifamily units permitted annually.

Launch and usage of a regional rental resource.
Lead / Partners

Counties and municipalities (lead), developers and Details and potential next steps
landlords - Rezone additional areas to permit multifamily development,
particularly near employment centers and aligned with land use

o o priorities established during the comprehensive plan process

- Reevaluate parking standards for multifamily uses to address
demand without adding unnecessary development cost

- Create a regional rental housing directory or online resource to
help workers and newcomers find available units, addressing the
word-of-mouth-only system that currently limits access

- Encourage development of furnished short-term rental options
for temporary and relocating workers

- Explore partnerships with institutions like USC-Union and Union
County Career and Technology Center to catalyze student and
workforce rental housing

- Encourage Low-Income Housing Tax Credit (LIHTC) applications
in areas with demonstrated rental demand and employer support

SaruNg M~

> -North Church Se.
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O e apartments in the region’s smaller communities.
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Housing Options: Program

Support home repair programs to keep residents in their homes for a more stable workforce,
especially low- and moderate-wage homeowners

Finding Metrics of success

Communities and nonprofits can take an active role in Reduction in average wait time for home repair assistance. Number of

preserving the existing housing stock and reducing cost homes repaired and weatherized annually. Average reduction in utility

burden for the households most at risk of displacement, costs for participating households.

such as lower wage workforce. Helping people stay in

their homes helps maintain a stable workforce and also Details and potential next steps

takes pressure off the housing market by reducing the - Increase local and philanthropic funding for emergency home

need for relocation. repair programs operated by Habitat for Humanity, United Way,
and community action agencies

Lead / Partners - Coordinate repair programs across counties to reduce duplication

Counties and municipalities (lead), nonprofits and other and serve more households

community organizations, Catawba Regional COG - Review code requirements that inadvertently increase the cost of
basic health and safety repairs for low-income homeowners

Cost - Target assistance to seniors and homeowners below 80% AMI

who face the greatest displacement risk

- Connect homeowners with the SC Weatherization Assistance
Program and utility-sponsored efficiency programs to reduce
ongoing energy costs

- Encourage landlords to invest in energy upgrades by linking
efficiency improvements to available tax credits and incentives

- Include energy efficiency requirements or incentives in housing
trust fund guidelines

Low to moderate (program funding and coordination
with partners)
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Housing Options: Partnership

Explore investments and collaborations to support more missing middle and workforce housing

types across the region

Finding
For communities ready to make significant investments,
combining quality-of-life improvements with direct

support for housing production creates the conditions
that attract both residents and developers.

Lead / Partners

Counties and municipalities (lead), developers, Catawba
Regional COG, lenders
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Place-based marketing for York County,
representing a model for other parts of the region.

Cost

Low to high (planning and marketing to amenity construction to gap
financing)

Metrics of success

Number of missing middle housing units permitted and completed.
Population growth in communities that invest in placemaking. Share of new
housing production priced for households at 80-150% AMI.

Details and potential next steps

- Starting with the comprehensive plan process, identify sites in each
county suitable for missing middle housing, update regulations to
accommodate as applicable, and partner with developers to bring
duplexes, fourplexes, cottage courts, and townhomes to the region

- Explore incentives for projects that include workforce-priced units at
80-150% AMI

- Support nonprofit and mission-driven developers in building
workforce housing, using land contributions, fee waivers, or gap
financing to make projects feasible

- Prioritize trail networks and greenway connections, building on
regional interest in models like the Swamp Rabbit Trail and linking
with regional trail initiatives like the Carolina Thread Trail to create the
lifestyle amenities that attract residents and raise property values

- Invest in downtown streetscapes, public spaces, and programming
that create activity and attract foot traffic in smaller communities,
including leveraging grants to expand local funding capacity.

- Coordinate placemaking investments with housing development so
that quality-of-life and housing goals reinforce each other

- Market each community's unique lifestyle assets alongside housing
opportunities to recruit residents, employers, and developers


https://www.visityorkcounty.com/
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Household Finance: Policy

Promote homeownership readiness programs, down payment assistance, and financial literacy

Finding Cost

Communities and organizations can ensure that working Low (coordination and communication)

households know about and can access the programs

already available to help them become homeowners. Metrics of success

This requires coordination and communication, not new Number of households accessing homebuyer assistance programs.
spending. Total value of down payment assistance distributed in the region.

Number of households connected to utility assistance programs.
Lead / Partners

Counties and municipalities (lead), lenders, nonprofit and Details and potential next steps

other partners - Promote existing state and lender homebuyer assistance
programs more broadly, including SC Housing bond programs,
FHA options, and lender-specific products

- Develop homebuyer guides in multiple languages to reach the
@ @ 2 5 region's diverse workforce
- Encourage builders to offer closing cost credits targeted to
PA I-M E TT O H E R o E S income-qualified buyers
- Advocate for expansion of state bond program allocations to the
e e ol A B W il Catawba Region

- Coordinate utility assistance programs across the region so that
$10, 000 e eligible households are connected to all available resources
: e ) L :
Down Payment Assistance NURGEE 25iD CERIEIED Include total cost of homeownership - property taxes, insurance,
with a fixed 30yr rate of NURSE ASSISTANTS maintenance, and utilities - in all buyer education materials

4.875% | APR 5.798% LAW ENFORCEMENT
FHA/USDA/VA OFFICERS, FIREFIGHTERS,

EMT’S, PARAMEDICS
or

5.375% | APR 5.823% CORRECTIONAL OFFICERS
CONVENTIONAL

for qualifying VETERANS, ACTIVE DUTY
first-time homebuyers MILITARY, NATIONAL GUARD

Palmetto Heroes down payment assistance
Primelendingm Selllies=l program offered by SC Housing



https://schousing.sc.gov/news/sc-housing-launch-2026-palmetto-heroes-program-10000-down-payment-assistance-public-servants
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Household Finance: Program

Connect households with comprehensive financial counseling and debt reduction resources

Finding

Communities and partners can take an active role in
closing the gap between what households earn and what
they can access, investing in the counseling, education,
and support that prepare families for homeownership or
reduce cost burdens for renters.

Lead / Partners

Counties and municipalities (lead), lenders, employers,
nonprofit and other partners

ROCKHILL

SOUTH CAROLINA

o s
1, \.~L,~,.,
A
‘

First-Time Homebuyer
Program

Cost

Low to moderate (coordination and communication to program
capitalization)

Metrics of success

Number of households completing financial counseling programs.
Average change in credit score among program participants. Number of
counseling participants who transition to homeownership within two

years.

Details and potential next steps

Expand access to HUD-certified housing counseling and financial
literacy programs in all four counties

Partner with local lenders to offer pre-purchase counseling at
community locations and employer sites

Partner with employers to offer workplace financial wellness
programs including debt management and budgeting

Connect households with existing Individual Development
Account (IDA) programs that match savings

Coordinate with community action agencies and United Way to
provide holistic financial coaching alongside housing assistance
Develop targeted outreach to workforce households who are
closest to homeownership readiness

Connect homeowners with weatherization and energy efficiency
programs that reduce ongoing housing costs

Rock Hill First-Time Homebuyer Education
Program, a policy example that could be
replicated in Union County.
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https://www.cityofrockhill.com/departments/housing-community-development/housing-development/homeownership

Catawba Regional Workforce Housing Study Union County Report

Household Finance: Partnership

Create employer-matched savings and down payment assistance partnerships

Finding

For communities, employers, and lenders willing to
co-invest, matching savings programs and
employer-assisted down payment assistance directly
connect workforce stability goals with homeownership
access. These partnerships put both public and private
resources behind housing the local workforce.

Lead / Partners

Counties and municipalities (lead), employers, Catawba
Regional COG

LlVEBﬁ'mma‘lz

At A Glance

$2,000 to $5,000+ down payment and closing
cost assistance, grant

WHO'S ELIGIBLE?
Employees of participating employers who meet program
requirements

TO GET STARTED
Complete homeownership counseling and contact your
employer’s benefits administrator

Source

Cost

Moderate (coordination and matching contributions)

Metrics of success

Number of employers participating in matched savings or down payment

programs. Dollar value of employer and community contributions.
Number of workers achieving homeownership through the program.
Retention rates for participating employees versus non-participating.

Details and potential next steps

Develop model employer-matched savings programs where
employers contribute to employee housing savings accounts,
with local governments or housing trust fund matching
Structure down payment assistance partnerships where
employers, local governments, and lenders each contribute a
portion, reducing the burden on any single party

Focus initially on critical occupations where recruitment and
retention are documented challenges: teachers, healthcare
workers, first responders, and manufacturing workers

Connect employer-assisted programs with homebuyer readiness
counseling so that recipients are prepared for sustainable
homeownership

Coordinate with SC Housing and lender programs to stack
employer assistance with state and federal resources,
maximizing the total support available to qualifying households
Explore employer-matched IDA programs that build savings over
time rather than requiring a single large contribution

Live Baltimore’s Live Near Your Work program wherein the
City matches employer grants toward homeownership costs.
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https://livebaltimore.com/resident-resources/financial-incentives/live-near-your-work/
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Workforce Development: Policy

Incorporate workforce housing needs in overall housing policy and regulations

Finding Cost
Many employers indicate lack of housing options Low (planning and coordination)
meeting their employees’ needs and ability to pay can
make it difficult to invest and expand in the region. Metrics of success

Frequency of contact and communication with employers. Housing
Lead / Partners production rate relative to job growth in communities with major new
Counties and municipa“ties, economic deve|opment employers. Employer participation in housing solutions at the time of
organizations, Catawba Regional COG, Chambers of recruitment.
Commerce

Details and potential next steps

- Maintain communication with the region’s existing and prospective
employers to monitor the housing needs of their employees

- Coordinate between economic development organizations and
housing stakeholders when pursuing major employer recruitment

- Promote existing and planned housing development to the current
and prospective employer community, especially when adding units
that align with the needs of their workforce.

- Encourage employers being recruited to the region to participate in
housing solutions from the outset

- Track the relationship between job announcements and housing
market indicators to build the case for coordination

- Use the comprehensive planning and sub-area planning processes to
inform regulatory changes in employment corridors that promote
workforce housing near job centers

Apartments under construction in Rock Hill, representing a
type of housing that employers suggest is undersupplied in
many parts of the region.
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Workforce Development: Program

Expand construction trades training to build the workforce needed to produce housing

Finding

Communities and institutions can take an active role in
building the construction workforce the region needs
while engaging employers in conversations about their
role in housing solutions.

Lead / Partners

Counties and municipalities, educational institutions,
workforce development boards, Chambers of Commerce

Cost

Low to moderate (coordination to program funding)

UNION COUNPT
GARIEER 2 TECHINOLOEY CENTER

Metrics of success

Number of individuals completing construction trades training programs.

Job placement rate for program graduates. Number of employers
actively engaged in workforce-housing conversations.

Details and potential next steps

- Partner with York Technical College, Spartanburg Community
College, regional career centers, and other training providers to
expand construction trades programs

- Connect training programs directly with local builders and
developers who can offer apprenticeships and employment

- Promote construction careers through high school career
pathway programs and workforce development boards

- Explore pre-apprenticeship programs targeted to underemployed
populations and career changers

- Coordinate with Habitat for Humanity and other housing
nonprofits to provide hands-on training through housing
construction projects

- Convene employers through chambers of commerce and
Catawba Regional COG to share existing workforce housing
practices and explore new approaches

- Document and publicize employer-assisted housing success
stories from the region and comparable markets to build
momentum

The Union County Career & Technology Center offers a variety
of vocational training programs.

Al


https://www.union.k12.sc.us/o/cate
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Workforce Development: Partnership

Encourage employer-assisted housing programs and employer participation in housing solutions
and other services

Finding Details and potential next steps
For communities and employers willing to co-invest, - Develop model employer-assisted housing programs where
employer-assisted housing programs directly connect employers provide down payment assistance, forgivable loans, or
economic development with housing production. These housing stipends to employees who purchase or rent within the
partnerships put both public and private resources community, and local governments match a portion of the
behind the goal of housing the local workforce. employer contribution

- Focus initially on critical occupations where retention is a
Lead / Partners documented challenge: healthcare workers, manufacturing

operators, teachers, and public safety personnel
- Explore partnerships where employers and developers co-invest
in workforce housing near major job centers, sharing the risk and

Counties and municipalities, employers, economic
development organizations, workforce development

boards

return on developments that serve employees
Cost - Negotiate Community Benefit Agreements for major commercial

or industrial development approvals that include employer
Moderate to high (coordination to program funding) contributions to housing

- Coordinate with workforce development agencies to align

Metrics of success housing assistance with job training and placement programs
Number of employers participating in employer-assisted - Partner with several major employers who already offer
housing programs. Dollar value of employer and relocation assistance to expand those benefits into broader
municipal contributions. Number of workers housed housing programs
through the program. Reduction in turnover rates at - Expand programs to also address transportation, childcare, and
participating employers. other household cost drivers

Employer-Assisted Housing j

‘ ' @ Michigan’s Employer-Assisted Housing Fund
d] 3 0 matches employer investments in workforce
! — ) housing



https://www.yorktech.edu/programs-and-classes/building-construction-trades/
https://www.michigan.gov/mshda/developers/employer-assisted-housing
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Public Sentiment and Communication: Policy

Adopt local government housing policy statements with production goals

Finding

A housing policy statement is a low-cost, high-signal
action that establishes a community's intent to welcome

housing development and provides elected officials with

a framework for supporting projects that align with

stated goals.

Lead / Partners

Counties and municipalities, Catawba Regional COG

Cost

Low (planning and communication)
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Metrics of success

Number of local governments adopting a housing policy statement.
Specificity of production targets included. Alignment of subsequent
zoning and development decisions with stated policy.

Details and potential next steps

- As part of the comprehensive plan housing element, adopt a
formal policy statement or resolution acknowledging the
community's housing needs, committing to welcoming a defined
range of housing types, and setting aspirational production
targets

- Include specific language about the types of housing the
community seeks (townhomes, senior housing, mixed-use,
workforce rental) to provide developers with clarity and elected
officials with decision-making criteria

- Reference data on the cost of inaction: infrastructure costs
spread over fewer households, declining school enrollment, loss
of retail and services, and deterioration of existing housing stock
Frame the statement positively as a landscape of opportunity
rather than a critique of past inaction

Charleston, SC’s widely promoted Project 3500
aims to add 3,500 new attainable workforce
housing units to the city by 2032.


https://storymaps.arcgis.com/stories/bdac5c8a0f464b27b560dce954f745b2
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Public Sentiment and Communication: Program
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Create forums for developer input and launch public campaigns explaining the benefits of housing

Finding

Changing the conversation requires sustained effort.
Public education provides the facts and framing needed
to shift community discourse from fear to opportunity,
while developer engagement brings the people who build
housing into the policy conversation.

Lead / Partners

Counties and municipalities, Catawba Regional COG,
economic development organizations

Cost

Low (coordination, communication, and programming)

Metrics of success

Number of developer engagement events held. Number
of developers actively building in communities that
previously attracted few. Shift in public sentiment as
measured through community surveys or meeting
feedback.

Details and potential next steps

Host annual or semiannual "developer day" events in each county
/across the region to connect builders with local government
leaders and tour potential sites

Include developers and builders on advisory committees for
comprehensive plan updates and zoning revisions

Develop public-facing materials that explain the economic and
fiscal benefits of housing at various densities, using real numbers
from the region

Share success stories from the region and comparable
communities that illustrate positive outcomes of housing
production

Frame housing as an economic development and quality-of-life
issue rather than a welfare concern

Address the top fears stakeholders identified -- overcrowding of
schools, traffic, declining property values, tax revenues
(especially how multifamily and single family differ), and rising
crime -- with data showing how these outcomes relate (or do not)
to the housing types proposed

Create accessible, non-technical communications materials
explaining housing economics in plain language

Annual “Developer Day” event in Grand Rapids, Ml to
convene developers and builders and promote
development opportunities across the region.


https://www.rightplace.org/events/developer-day-2025
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Public Sentiment and Communication: Partnerships
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Build a broad-based coalition of housing champions across sectors and communities

Finding
For communities willing to go beyond local action, a -
regional coalition and shared data infrastructure create

mutual accountability and demonstrate collective

commitment to housing production. This is the -
highest-commitment action because it requires

communities to make public commitments and allow -
their progress to be tracked alongside their peers.

Lead / Partners

Counties and municipalities, Catawba Regional COG

Cost

Low (coordination, communication, and programming) -

Metrics of success .

Number of coalition members and sectors represented.
Number of public hearings where coalition members
participate. Launch of a regional housing dashboard.
Number of pro-housing policy decisions made in
jurisdictions with active coalition presence.

Convened by the area's council of governments in partnership with LISC Greater Kansas

Details and potential next steps

Convene a regional housing coalition through Catawba Regional
COG with representatives from business, education, healthcare,
faith, and community sectors

Develop shared messaging and talking points that coalition
members can use in public settings and with elected officials
Organize coalition members to attend public hearings and
planning meetings where housing decisions are being made
Create a regional housing dashboard tracking permits, prices,
inventory, affordability, and waitlists across all four counties
Publish an annual regional housing report summarizing
conditions, progress, and priorities

Coordinate HOME fund applications to maximize the region's
competitiveness for federal housing dollars

Recognize and celebrate local leaders and communities that take
action on housing

Produce and distribute stories of real workers, families, and
employers affected by the housing shortage

%
RHP

City, the Greater Kansas City Regional Housing Partnership works to identify a

collaborative path forward that addresses regional housing challenges and possible

solutions across the metro. A Coordinating Council advises on strategy, goals, and

measurable outcomes, and a regional Housing Data Hub promotes discussion and
knowledge-sharing.

Regional Housing Partnership


https://conference.housingca.org/
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