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Building on our June discussion of housing tools, today’s meeting will focus on  
the specific recommendations and goals that will form the basis of the plan.
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Since our last Steering Committee meeting, the consulting team has developed  
guiding principles and preliminary goals and recommendations based on:

Comments received from
the steering committee
survey on housing tools

Conversations with  
stakeholders, community  

members, and City  
leadership

Ongoing analysis and  
discussion of feasibility  
and potential impacts  
and public engagement  

feedback

Based on today’s discussion, the preliminary recommendations will be revised  
and shared with the public, the Planning Commission, and the Council for  
input.
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The steering committee survey responses helped to shape the revised tools list  
and specific recommendations.

“Each of these tools, even the ones I do not personally  
favor, are worth studying”

- Steering Committee member

“Regardless of the community support, it must be done”
- Steering Committee member
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Would you like to see this tool in Charlottesville?

Yes Maybe/I don't know No
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Provide an overview of the preliminary framework, guiding principles, and goals
of the plan;

Facilitate in-depth discussion about recommended goals and tools to identify  
needed changes and build consensus on priorities; and

Discuss implementation needs for recommended tools, including funding and  
governance considerations.

Our goal today will be to explore and discuss preliminary goals and  
recommendations for the Charlottesville Affordable Housing Plan.
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Housing policies and programs in Charlottesville must be intentionally designed  
to overcome the City’s history of racial segregation and its ongoing inequities.

Charlottesville must collaborate with Albemarle County and other regional  
jurisdictions, as well as UVA and other prominent regional institutions, to  
address housing affordability challenges.

Racial  
Equity

Regional  
Collaboration

Comprehensive  
Approach

Charlottesville needs to implement a combination of subsidy, land use, and  
tenants’ rights policies to meaningfully impact housing affordability and provide  
a ladder of housing opportunity.

Guiding Principles
Every recommendation in the Charlottesville Affordable Housing Plan should advance three guiding  
principles.
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Land Use

Tenants’  
Rights

Subsidy

Revise regulations and development approval processes to increase the supply of  
housing and slow the increase in cost, while protecting low-income and other marginalized  
communities.

Change local policy and advocate at the state level to expand Charlottesville’s ability to
support tenants’ rights.

Deploy public funding to close the gap between the cost of housing and what low-
income residents can afford.

Governance Build governance structures that institutionalize an equitable implementation of the  
affordable housing plan.

Draft Plan Structure

The Charlottesville Affordable Housing Plan will include goals and recommendations for policy changes  
related to three types of tools, and two overarching implementation needs.

Funding Make a strong and recurring financial commitment to address housing needs in  
Charlottesville.
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Breakout Groups

Each group will be asked to review the purpose, limitations, and recommendations for one or more plan  
chapter or topic. A summary for each topic is provided, as well as detailed recommendations by tool.
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Land Use
Subsidy  

&     
Funding

Tenants’
Rights  

&
Governance

Key Questions:
• Do you agree with the recommendations? What would you change?
• What are the highest priority tools over the next year within each topic? Which tools should be  

deprioritized?
• What are the key actions and who are the key partners to ensure successful implementation of  

priority recommendations?



Breakout Groups – Timing

Intro Breakout Groups Regroup

Overview of  
core topics Discuss assigned topic(s) Discuss 1 – 2 other topics  

based on group interests Report out to group

10 minutes 35 minutes 35 minutes 30 minutes
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Key Questions:
• Do you agree with the recommendations? What would you change?
• What are the highest priority tools over the next year within each topic? Which tools should be  

deprioritized?
• What are the key actions and who are the key partners to ensure successful implementation of  

priority recommendations?



Land use policies shape where housing is located, what housing looks like, and how much  
housing is built. These tools should serve to…

Land Use | Purpose

Increase access to opportunity.
Land use policies should create more housing in  
areas of opportunity such as near transit, jobs,  
or in mixed-income neighborhoods, but must  
also be designed to prevent displacement of  

low-income residents due to increased  
investment and rising housing costs.

Increase housing supply to
limit market pressure on rents and home prices.

The City of Charlottesville and Albemarle County are expected to add  
15,000 households by 2040.1 Housing prices are growing rapidly as  
demand exceeds supply. The region must build more housing to  

prevent pricing pressure, and to ensure that residents have equitable  
options to access schools, access jobs, and age in place.

Support affordability without additional  
demands on local funding.

Land use tools can allow cities to influence the quantity,  
location, and affordability of housing without needing to  

monetarily subsidize new development. Decreasing  
development costs and increasing density increase the  
financial feasibility of developing both market-rate and  
affordable housing—especially in areas of opportunity.

1. Comprehensive Regional Housing Study and Needs Assessment, TJPDC

Redress racial segregation.
Historically, land use policies across the U.S. have used overtly racist covenants  

to deny homebuying opportunities to non-white Americans, a practice known as  
redlining. Single-family zoning is a reflection of this practice. Revising single-
family zoning to increase the supply of affordably priced housing in areas of  
opportunity is a critical step to undoing the legacy of racial segregation and  

entrenched wealth inequities.
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Land Use | Limitations

Land use changes can be difficult to implement and have limited ability to impact housing  
accessibility for the lowest income residents. The plan must acknowledge that land use  

tools…
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Will not decrease rent.
Increasing the supply of housing can limit the  

increases in rent or housing costs, but typically will  
not drive rents lower, due to largely to the costs of  

development and premium on rent for new  
construction.

Will not meet the needs of extremely low-
income households.

Significant subsidy is needed to produce housing units  
affordable to low-income residents, particularly those earning  
30% of Area Median Income or less. Land use policies alone  

cannot increase the availability of these affordable units.

May create unintended development pressures.
Increasing the development allowable by right makes land more valuable and  
attractive to investors. This can cause displacement pressures, particularly in  
neighborhoods with a high percentage of renters. Upzoning must therefore  

be undertaken primarily in areas where these pressures will be limited.

Can face political and public approval barriers.
Easing development restrictions and reducing discretionary control  

over land use decreases neighborhood control over the density  
and form of new development. Successfully implementing land use  

reforms can require an ongoing commitment to community  
outreach and communication, as well as political will to enact  

proposed changes.



Revise regulations and development approval processes to increase the supply of  
housing and slow the increase in cost, while protecting low-income communities.

Land Use | Draft Recommendations

Multifamily By-Right
Change zoning and development processes to increase the production of  
multifamily housing and expand feasible by-right development, to begin  
to reverse entrenched patterns of racial segregation.

“Soft Density” By-Right Change the City’s zoning to allow soft density in single family  
neighborhoods while limiting displacement of low-income communities.

Accessory Dwelling Units (ADUs) Increase the flexibility to permit Accessory Dwelling Unit (ADU)  
development and provide public funding to support affordability.

Inclusionary Zoning Create a mandatory inclusionary zoning policy to increase the production  
of affordable housing units as part of all new development.
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Cushion market pressures on existing tenants  
to increase housing stability.

Particularly in areas with rising rents, tenants can be at risk of  
displacement. Rent control, restrictions on discrimination by  
source of income, and other policies can help to mitigate this  

risk and prevent landlords from evicting or displacing low-
income tenants.

Form an equitable and balanced relationship  
between landlords and tenants.

Landlords overwhelmingly have more monetary and legal power  
than tenants, such as in eviction court. Enhancing tenants’ rights  
can shift this balance of power and give tenants facing eviction  

additional recourse.

Tenants’ rights tools help low-income renters hold power over their lives and counter  
predatory and unjust practices. These tools should serve to…

Tenants’ Rights | Purpose
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Tenants’ Rights | Limitations

Tenants’ rights policies are a necessary part of a comprehensive approach to housing but  
cannot be effective alone. The plan must acknowledge that tenants’ rights tools…
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Will not create new affordable units.
Tenants’ rights tools do not create new housing or  

have substantial impact on the housing market.  
They also do not help tenants who cannot afford  

housing.

Have limited potential due to restrictive state laws.
Virginia state laws are weighted heavily in favor of landlords. Local  

jurisdictions such as Charlottesville have a limited ability to shift or preempt  
statewide laws.



Change local policy and advocate at the state level
to expand Charlottesville’s ability to support tenants’ rights.

Tenants’ Rights | Draft Recommendations

Developments Receiving City Assistance Require housing developments that receive City funding to provide
enhanced tenants’ rights.

Right to Counsel
Dedicate funding for the provision of legal services for tenants facing  
eviction and establish a citywide right to counsel in eviction  
cases.

Tenant Opportunity to Purchase Allow tenants the opportunity to purchase a property at the  
time when an owner intends to sell.

Just Cause Eviction Advocate for enabling legislation to support just cause  
evictions and to make other changes to the state’s eviction process.

Rent Control Advocate for enabling legislation to enact rent control in  
Charlottesville.
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Public subsidy is necessary to make the development of units affordable to low-income  
households feasible. These tools should serve to…

Subsidy | Purpose

Maximize the benefits of local public funding  
for the community.

The impacts of public funding should be amplified by using it to  
leverage state, federal, and private investment. Public funding can also  

serve the purpose of holding funding recipients accountable to  
community goals, such as achieving deep and lasting affordability.
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Create tangible and direct impact.

Subsidy tools are the most direct and impactful means of developing or renovating permanently affordable homes. Land use and  
tenants’ rights tools can only facilitate this process, and typically cannot spur an adequate amount of new development or  

affordability preservation.

Subsidy tools also provide diverse ways of delivering monetary assistance directly to community members, such as through  
emergency rental assistance and down payment assistance.

Serve the lowest-income households.

The only way to adequately serve households earning  
below 50 percent of Area Median Income is through  

housing cost subsidy or augmented income—land use  
changes alone cannot drive costs low enough for a unit  

to be affordable to the lowest-income households.



Subsidy | Limitations

Subsidy policies are capital intensive, and they should be layered with other types of tools to  
be efficient and high impact. The plan needs to recognize that subsidies….
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Require large amounts of capital  
from governments or philanthropies.

To deliver meaningful impact, subsidy tools  
typically require a substantial amount of funding  
from the public sector and philanthropies, who  

face competing priorities for a limited amount of  
funding.

Require an approach and practice of efficient  
and accountable deployment.

The proper stewardship of public funding is important to maximize  
the impact of spending, and this requires both technical capacity  
and procedural clarity and rigor, such as when underwriting and  
comparing development deals. Charlottesville requires an approach  
and the capacity to rapidly, transparently, and responsibly  distribute 
a high volume of subsidy.

Requires increases in taxes or diverts funding to pay.
Because funding sources are finite, increasing spending on housing will  
necessarily entail either an overall increase in the pool of public funding  

(through increased taxes) or a shift in the allocation of public funding (which  
would require reducing funding for another area of public expenditure). Both  

approaches can be politically contentious.

Do not address the fundamental issues of  
low incomes.

Subsidy tools that lower the cost of housing or supplement  
tenant incomes represent only part of the solution to  

ensuring affordable housing. Household incomes are just as  
important, driven by factors such as economic opportunity  
and mobility, living wages, and the cost of other necessities  

such as transportation, healthcare, and childcare.



Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by reducing development costs for affordable rental housing units.

Gap Funding Low-Income  
Housing Tax Credits (LIHTC)

Revise the City’s award criteria and continue to provide gap  
financing to increase the production of subsidized rental housing.

Public Housing Redevelopment Establish an agreement with Charlottesville Redevelopment and  
Housing Authority (CRHA) on funding for public housing modernization.

Preservation Fund Dedicate funding to support the preservation of affordable market-
rate and subsidized rental housing in Charlottesville.

Land Bank Establish a land bank and provide land equity to develop affordable  
housing.

Infrastructure Fund Create a plan and dedicate funding to modernize the City’s  
infrastructure to make affordable housing development feasible.
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Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by increasing and preserving access to affordable homeownership.

Single Family Infill Development Partner with developers to build or renovate affordable single-
family housing in existing neighborhoods.

Owner-Occupied Rehabilitation Assistance
Support and preserve homeownership by providing assistance  
to income-qualified owners to make necessary home  
repairs.

Down Payment Assistance &  
Homebuyer Counseling

Revise Charlottesville’s existing down payment assistance
program to serve a larger number of households and
support shared equity ownership.

Property Tax Relief Expand the provision of property tax relief to income-qualified  
homeowners.

HR&A Advisors, Inc. Charlottesville Comprehensive Plan Update | 22DRAFT



Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by providing funding to help tenants make rent payments.

Tenant-Based Vouchers Expand the provision and use of rental subsidies for market –
rate and subsidized rental housing in all parts of the city.

Emergency Rental Assistance Through current regional COVID recovery efforts, formalize an  
emergency program to limit evictions.
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Subsidy | Draft Recommendations

Gap Funding Low-Income Housing Tax  
Credits (LIHTC)

Revise the City’s award criteria and continue to provide gap financing to increase the  
production of subsidized rental housing.

Public Housing Redevelopment Establish an agreement with Charlottesville Redevelopment and Housing Authority  
(CRHA) on funding for public housing modernization.

Preservation Fund Dedicate funding to support the preservation of affordable market-rate and subsidized  
rental housing in Charlottesville.

Land Bank Establish a land bank and provide land equity to develop affordable housing.

Infrastructure Fund Create a plan and dedicate funding to modernize the City’s infrastructure to make  
affordable housing development feasible.

Single Family Infill Development Partner with developers to build or renovate affordable single-family and soft density  
housing in existing neighborhoods.

Owner-Occupied Rehabilitation  
Assistance

Support and preserve homeownership by providing assistance to income-qualified owners to  
make necessary home repairs.

Down Payment Assistance &  
Homebuyer Counseling

Revise Charlottesville’s existing down payment assistance program to serve a larger number of  
households and support shared equity ownership.

Property Tax Relief Expand the provision of property tax relief to income-qualified homeowners.

Tenant-Based Vouchers Expand the provision and use of rental subsidies for market –rate and subsidized rental  
housing in all parts of the city.

Emergency Rental Assistance Through current regional COVID recovery efforts, formalize an emergency program to limit  
evictions.
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Funding appropriations for housing should reflect the importance of housing issues through  
a consistent and aggressive funding commitment. The City should provide funding that is…

Funding | Purpose

Consistent and Predictable

The steadiness and predictability of funding is important for  
nonprofits to plan for and manage capacity and capital  

investments. Programs that are more consistently funded will  
have better impacts. While there may be limitations to what  
Council can formally commit to in advance, the City should  

make a formal commitment to consistent funding for housing.
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Shaped by Clear Priorities and Bold Commitments

Charlottesville’s funding commitments for housing should be driven not only  
by the city’s overall housing supply gap as identified in its housing needs  

assessments, but also driven by bold goals around income targeting,  
geographic targeting, unit types and mixes, etc. For example, Pittsburgh’s  

Housing Opportunity Fund committed to dedicate 25% of its trust fund money  
each year to serve those earning 30% AMI or below.

Transparently and Competitively Allocated

As with any funding target, housing programs and projects  
should be funded through a transparent and competitive  

process. The transparency and competition of the process should  
serve to make the process of applying for funding more reliable  

by using clear and rigorous criteria.

Regularly Monitored

City spending on housing should be monitored  
through key metrics both by City staff, advocates  

outside of government, and the community at  
large. This is to the City’s benefit, as Charlottesville  
has made significant commitments to housing to  

date.



Funding | Draft Recommendations

Make a strong and recurring financial commitment to address housing needs in  
Charlottesville.

Scale Set a bold commitment for annual funding towards housing, at a level that matches and fully meets  
the scale of need.

Consistency Make a commitment to sustain this level of funding for five to ten years, identifying sustainable and  
reliable source(s) of dedicated funding.

Transparency Clearly identify overall housing expenditures within budget, and publish metrics on program  
funding, capacity, and impacts to create accountability and measure progress towards housing goals.

Targeting Place constraints on funding as appropriate to target income levels, household types, geographies,  
and program
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Governance structures shape the efficacy and equitability of decision-making, which  
ultimately determine housing program implementation and community outcomes. Best  

practices that will ensure successful governance include:

Governance | Purpose

Formalize processes to set priorities for the use of public funds

Include and empower community voices, including those who benefit from publicly-funded housing programs,  
in decision-making processes

Build trust in public processes by providing clear communication about priorities and reducing conflicts of interest

Ensure the successful implementation of recommendations by aligning City capacity with needs and priorities
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Governance | Draft Recommendations

Build governance structures that institutionalize an equitable implementation of the  
affordable housing plan.

Housing Advisory Committee Reform the structure and function of the Housing Advisory  
Committee to build trust and improve its impacts.

Charlottesville Affordable Housing Fund  
(CAHF) Committee

Empower a committee with community representation to make  
recommendations about the priorities and distribution of the CAHF.

City Staff Capacity Realign priorities, increase capacity, and empower staff to be
collaborative with advocates and responsive to community needs.
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Breakout Groups Report

Please share the primary takeaways from your breakout group.
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Land Use
Subsidy  

&     
Funding

Tenants’
Rights  

&
Governance

What are the highest priority tools within each topic? What changes would you make?

Which tools should be deprioritized or eliminated? Did you have any major concerns?

For funding: what recommendations did you make about amount, consistency, and targeting?



Revise recommendations based on Steering Committee discussion

Share draft recommendations, including educational information about  
strategies, for public input to educate and receive feedback

Draft the housing plan and share the draft with the Steering Committee

The next steps of the planning process will focus on revising recommendations  
and building public support for the plan
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CHARLOTTESVILLE AFFORDABLE HOUSING PLAN
Detailed Draft Housing Recommendations, For Discussion| Sept. 10, 2020



Glossary

Term Definition
By-Right Development Development allowed under the zoning code without requiring City approval such as a variance or re-zoning

Cost-Burden Under a standard set by the U.S. Department of Housing and Urban Development, a household is considered  
cost-burdened when it spends 30% or more of its income on gross housing costs, whether for renter or  
ownership housing.

Infill Development Development or redevelopment of a vacant or under-used property within an existing developed area.

Low-Income Housing  
Tax Credit (LIHTC)

A federal program that provides a dollar-for-dollar tax credit to support the development of affordable rental  
housing. The LIHTC program distributes federal income tax credits to developers through states’ individual  
Housing Finance Agencies (HFA), which determine which projects receive tax credits under their federal allocation.  
There are two general types of credits that can be awarded, 9% credits and 4% credits.

Soft Density Primarily single-family areas that allow additional housing typologies such as duplexes, triplexes, quadplexes,  
townhomes or row houses, and live-work housing - also known as “missing middle” housing

Subsidized Housing Affordable rental and ownership housing developed and/or operated by non-profit and for-profit developers  
using public subsidies.

Float The ability to increase rent just like market rate rents as the rents are not tied to annual changes in AMI

LTV Loan to value ratio; the percent of a building’s value, calculated by net operating income divided by capitalization  
rate, which is supported by debt
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Detailed Draft Recommendations:  
Land Use
Tenants’ Rights  
Subsidy  
Funding  
Governance
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Land use policies shape where housing is located, what housing looks like, and how much  
housing is built. These tools should serve to…

Land Use | Purpose

Increase access to opportunity.
Land use policies should create more housing in  
areas of opportunity such as near transit, jobs,  
or in mixed-income neighborhoods, but must  
also be designed to prevent displacement of  

low-income residents due to increased  
investment and rising housing costs.

Increase housing supply to
limit market pressure on rents and home prices.

The City of Charlottesville and Albemarle County are expected to add  
15,000 households by 2040.1 Housing prices are growing rapidly as  
demand exceeds supply. The region must build more housing to  

prevent pricing pressure, and to ensure that residents have equitable  
options to access schools, access jobs, and age in place.

Support affordability without additional  
demands on local funding.

Land use tools can allow cities to influence the quantity,  
location, and affordability of housing without needing to  

monetarily subsidize new development. Decreasing  
development costs and increasing density increase the  
financial feasibility of developing both market-rate and  
affordable housing—especially in areas of opportunity.

1. Comprehensive Regional Housing Study and Needs Assessment, TJPDC

Redress racial segregation.
Historically, land use policies across the U.S. have used overtly racist covenants  

to deny homebuying opportunities to non-white Americans, a practice known as  
redlining. Single-family zoning is a reflection of this practice. Revising single-
family zoning to increase the supply of affordably priced housing in areas of  
opportunity is a critical step to undoing the legacy of racial segregation and  

entrenched wealth inequities.
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Land Use | Limitations

Land use changes can be difficult to implement and have limited ability to impact housing  
accessibility for the lowest income residents. The plan must acknowledge that land use  

tools…
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Will not decrease rent.
Increasing the supply of housing can limit the  

increases in rent or housing costs, but typically will  
not drive rents lower, due to largely to the costs of  

development and premium on rent for new  
construction.

Will not meet the needs of extremely low-
income households.

Significant subsidy is needed to produce housing units  
affordable to low-income residents, particularly those earning  
30% of Area Median Income or less. Land use policies alone  

cannot increase the availability of these affordable units.

May create unintended development pressures.
Increasing the development allowable by right makes land more valuable and  
attractive to investors. This can cause displacement pressures, particularly in  
neighborhoods with a high percentage of renters. Upzoning must therefore  

be undertaken primarily in areas where these pressures will be limited.

Can face political and public approval barriers.
Easing development restrictions and reducing discretionary control  

over land use decreases neighborhood control over the density  
and form of new development. Successfully implementing land use  

reforms can require an ongoing commitment to community  
outreach and communication, as well as political will to enact  

proposed changes.



Revise regulations and development approval processes to increase the supply of  
housing and slow the increase in cost, while protecting low-income communities.

Land Use | Draft Recommendations

Multifamily By-Right
Change zoning and development processes to increase the production of  
multifamily housing and expand feasible by-right development, to begin  
to reverse entrenched patterns of racial segregation.

“Soft Density” By-Right Change the City’s zoning to allow soft density in single family  
neighborhoods while limiting displacement of low-income communities.

Accessory Dwelling Units (ADUs) Increase the flexibility to permit Accessory Dwelling Unit (ADU)  
development and provide public funding to support affordability.

Inclusionary Zoning Create a mandatory inclusionary zoning policy to increase the production  
of affordable housing units as part of all new development.
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Change zoning and development processes to increase the production of  
multifamily housing and expand feasible by-right development, to begin to  
reverse entrenched patterns of racial segregation.

Charlottesville’s current zoning and development policies limit the production of  
multifamily housing. The City needs more housing for renters of all incomes, but only three  
percent of the City’s acreage is zoned for multifamily, and development feasibility in these areas is  
limited. Multifamily by-right development increases affordability indirectly. As supply for new renter  
households increases, competition for existing housing decreases, leading to more stable rents. This  
tool has historically faced opposition in Charlottesville, but is crucial to accommodate growth and  
meet the city’s affordable housing needs.

The City should revise its zoning and approvals processes in order to increase by-right  
multifamily development. In addition, the City needs to set growth goals and support the  
development of enough housing to accommodate planned growth. Revisions should include:

Land Use | Multifamily By-Right Zoning

• Where multifamily development is allowed, restructure zoning restrictions on height,  
density, setbacks, and parking to ensure that multifamily development is feasible by-
right without a special use permit;

• Identify areas suitable for up-zoning to allow multifamily development in more  
neighborhoods while mitigating displacement pressure in low-income neighborhoods;

• Revise development review processes to limit discretionary control and build toward a  
culture among city staff that encourages collaboration; and

• Identify opportunities to align multifamily zoning policy with regional partners to enhance  
the provision of multifamily housing within the urban ring.

Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Where would you like to see the  
City allow multifamily housing?

• How can these changes be made  
to limit displacement from low-
income neighborhoods?

• Should the City support greater
multifamily development within
the urban ring?

• How can the City build consensus  
or gain support for allowing  
more multifamily development?

• What can change in the  
development approval process to  
increase the amount of  
multifamily housing being built?

• What other changes or key  
actions are needed to  
successfully implement these  
changes?
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Land Use | Multifamily By-Right Zoning

Restructuring multifamily zoning and approval processes would increase the production of new housing in  
Charlottesville. When aligned with the guiding principles of racial equity and regional collaboration, zoning shifts should increase the  
supply of rental housing while limiting displacement pressures in low- and moderate-income neighborhoods, and will increase the  
potential impacts of a new inclusionary zoning policy.

Encouraging the development of multifamily housing in areas near employment or transit will ensure that new development  
serves low- and moderate-income households without creating burdens of access to employment. Zoning has historically been a  
tool to create and enforce racial segregation, so zoning reform is essential to building racial equity into housing in Charlottesville.

Development of multifamily housing needs to occur within the surrounding county, as well as the city, and any regional development  
must be supported by transit and other infrastructure.
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Land Use | Multifamily By-Right Zoning
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Multifamily Opportunity Parcels, defined as:

• single family zoned parcels,
• within ¼ mile of transit corridors,
• 1 mile of employment centers, and
• excluding parcels in block groups that are primarily low  

income.

Discussion Question

• What do you think of the areas marked as opportunity sites
for multifamily? Are there areas that should be marked that
are not? Are there areas that are marked that should not be?

Multifamily Opportunity Parcels
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Change the City’s zoning to allow soft density in single family  
neighborhoods while limiting displacement of low-income communities.
Similar to multifamily by-right, “soft density” by-right has goals of expanding access and lowering the  
cost of entry for residents to move to mixed-income neighborhoods, while limiting displacement  
pressures due to rising property values in low-income neighborhoods.

Soft density zoning lowers the cost of housing by allowing for new construction methods, smaller  
units, cheaper materials, and new types of housing. Soft density zoning allows for housing  
typologies like triplexes and fourplexes, townhomes and row houses to coexist within single family  
neighborhoods.

Land Use | Soft Density By-Right

Image Source: Opticos Design, Inc.
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Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Where would you like to see the  
City allow soft density?

• What degree of soft density  
should be allowed (duplex,  
triplex, quad, townhome)?

• How can the City build consensus  
or gain support for allowing  
more soft density?

• How can these changes be made  
to limit displacement from low-
income neighborhoods?

• What other changes or key  
actions are needed to  
successfully implement these  
changes?

“Missing Middle” or “Soft Density” housing



Land Use | “Soft Density” By-Right
As part of the zoning code update, Charlottesville should identify single-family neighborhoods suitable for soft density.

• Expanded zoning should increase the availability of housing in single family neighborhoods that have historically had  
exclusionary zoning, while minimizing displacement from low-income neighborhoods.

• In addition to allowing more types of housing, the update should consider opportunities to reduce minimum lot sizes and  
make other changes that support the development of smaller and more affordable housing options.

Reforming single-family zoning in Charlottesville should reduce racial segregation and enhance access to opportunity by  
enabling the development of soft density infill housing in historically segregated neighborhoods.
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Charlottesville Single Family Neighborhoods & Population by Race
Patterns of racial segregation persist in  
Charlottesville following the boundaries of  
historically redlined neighborhoods. Many single-
family neighborhoods, particularly to the north,  
remain predominantly white, while the city’s Black  
and African-American population remains  
concentrated in neighborhoods in and around  
downtown.

Land Use | “Soft Density” By-Right

1 dot = 5 people

White Black

Single Family Zoning

Asian Hispanic
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Land Use | “Soft Density” By-Right

Source: US Census ACS 2018, Charlottesville Open Data Portal

Soft Density Opportunity Parcels, one way to think about  
potential areas for soft density is parcels that are currently  
zoned for single family development and are within block  
groups that have limited diversity. These parcels exclude any  
that are within block groups that are primarily low-income or  
are within a historic district.

Soft Density Opportunity Parcels

1mi
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Discussion Questions

• What do you think of the areas marked as opportunity sites for soft-
density? Are there areas that should be marked that are not? Are there  
areas that are marked that should not be?

• Could soft density be enacted in neighborhoods throughout  
Charlottesville?



Increase the flexibility to permit Accessory Dwelling Unit (ADU)  
development and provide public funding to support affordability.
Charlottesville currently allows ADUs in most neighborhoods, with restrictions. Recent  
proposals from City staff have sought to change the rules governing ADUs, including removing  
restrictions on ADUs in University zoning districts, increasing the maximum height of ADUs, and  
including deed restrictions that make units affordable to households earning up to 60% of Area  
Median Income. However, ADUs have limited impact on affordable housing, due to the cost and  
complexity of building them, limitations on eligibility, and the use of ADUs as Short-Term Rentals.

The City should amend its current ADU ordinance to make development approval easier to  
obtain and dedicate funding to make units affordable. To broaden the potential impact of  
ADUs on housing affordability, the City should:

• Increase the number of lots on which ADUs can feasibly be built, by adopting proposed  
changes to allow ADUs in University zoning districts and increase the maximum height, and  
exploring other possible changes such as easing parking and setback requirements;

• Eliminate the requirement that the primary dwelling must be owner-occupied;
• Dedicate funding from the Charlottesville Affordable Housing Fund (CAHF) to provide  

affordable financing for the construction of ADUs in exchange for making units affordable  
to renters earning up to 60% of Area Median Income.

Using both policy and funding to support ADUs will help expand the number of ADUs in
Charlottesville while producing affordable rental units. The increase in ADUs will modestly
contribute to the availability of rental units in high-opportunity single-family neighborhoods.

Land Use | Accessory Dwelling Units (ADUs)
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• What changes would you make  
to the City’s ADU policy?

• What key actions are needed to  
successfully implement these  
changes?
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Create a mandatory inclusionary zoning policy to increase the  
production of affordable housing units as part of all new development.
Inclusionary zoning requires a predetermined percentage of units in new housing  
developments to be set aside for income-qualified households. New enabling legislation at  
the state level has given Charlottesville the opportunity to adopt an inclusionary zoning policy.

To increase the production of affordable rental units, Charlottesville should implement an  
inclusionary zoning policy. In order to be successful, inclusionary zoning must be used in  
markets where multifamily development is feasible and active. In areas where multifamily  
development is difficult, inclusionary zoning can deter developers and limit the production of new  
housing. For that reason, it is essential that Charlottesville implement recommended changes to  
multifamily development and study the impacts of those changes prior to adopting inclusionary  
zoning.

In a strong multifamily market, mandatory inclusionary zoning will both increase the  
provision of affordable rental units and support the development of mixed-income neighborhoods,  
which will advance access to opportunity.

Land Use | Inclusionary Zoning
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• What other changes or key  
actions are needed to  
successfully implement an  
inclusionary zoning policy?
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Land Use | Inclusionary Zoning

An IZ policy creates affordable housing units within new market rate development.

• Inclusionary zoning policies require developers  
to include affordable units in market-rate  
developments, often in exchange for incentives  
such as bonus density or tax abatement.

• Rents for affordable units are set relative to the  
Area Median Income (AMI), the household  
income for the median household in a region.
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Detailed Draft Recommendations:
Land Use  
Tenants’ Rights  
Subsidy
Funding  
Governance
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Cushion market pressures on existing tenants  
to increase housing stability.

Particularly in areas with rising rents, tenants can be at risk of  
displacement. Rent control, restrictions on discrimination by  
source of income, and other policies can help to mitigate this  

risk and prevent landlords from evicting or displacing low-
income tenants.

Form an equitable and balanced relationship  
between landlords and tenants.

Landlords overwhelmingly have more monetary and legal power  
than tenants, such as in eviction court. Enhancing tenants’ rights  
can shift this balance of power and give tenants facing eviction  

additional recourse.

Tenants’ rights tools help low-income renters hold power over their lives and counter  
predatory and unjust practices. These tools should serve to…

Tenants’ Rights | Purpose
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Tenants’ Rights | Limitations

Tenants’ rights policies are a necessary part of a comprehensive approach to housing but  
cannot be effective alone. The plan must acknowledge that tenants’ rights tools…
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Will not create new affordable units.
Tenants’ rights tools do not create new housing or  

have substantial impact on the housing market.  
They also do not help tenants who cannot afford  

housing.

Have limited potential due to restrictive state laws.
Virginia state laws are weighted heavily in favor of landlords. Local  

jurisdictions such as Charlottesville have a limited ability to shift or preempt  
statewide laws.



Change local policy and advocate at the state level
to expand Charlottesville’s ability to support tenants’ rights.

Tenants’ Rights | Draft Recommendations

Developments Receiving City Assistance Require housing developments that receive City funding to provide
enhanced tenants’ rights.

Right to Counsel
Dedicate funding for the provision of legal services for tenants facing  
eviction and establish a citywide right to counsel in eviction  
cases.

Tenant Opportunity to Purchase Allow tenants the opportunity to purchase a property at the  
time when an owner intends to sell.

Just Cause Eviction Advocate for enabling legislation to support just cause  
evictions and to make other changes to the state’s eviction process.

Rent Control Advocate for enabling legislation to enact rent control in  
Charlottesville.
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Require housing developments that receive City funding to provide
enhanced tenants’ rights.
Charlottesville is limited in the Tenants’ Rights policies it can implement citywide, but the  
City has more leverage over projects receiving City support in the form of approvals or financing.

As part of a comprehensive approach to affordable housing, the City should require  
enhanced tenants’ rights provisions for housing developments that receive City funding. This  
may include guaranteeing tenants’ rights to organize and agreeing to just cause eviction  
protections or Tenant Opportunity to Purchase. As the multifamily market improves over the  
longer term, the City can also make these requirements of multifamily developments that receive  
discretionary approvals or negotiate development agreements.

Placing additional requirements on projects receiving public funds will increase the  
impacts of public funding used for affordable housing and help Charlottesville advance a  
comprehensive approach to affordable housing.

Tenants’ Rights | Developments Receiving City Assistance
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• What key actions would be  
needed to make this change?

• Who would lead  
implementation?
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Dedicate funding for the provision of legal services for tenants facing eviction  
and establish a citywide right to counsel in eviction cases.
Virginia laws prevent the city from establishing the right to counsel directly, but the city  
can provide funding for legal services for tenants facing eviction. Richmond has introduced a pilot  
program to reduce eviction using pro bono attorneys as in-court mediators, coupled with financial  
literacy education.

The City of Charlottesville should dedicate funding to support a citywide right to counsel  
for eviction cases. Such a program should stipulate eligibility by income, identify pro bono  
representation to supplement city-funded support, and design a suite of supporting services that  
help tenants stay in housing and out of court long-term.

Providing tenants with a right to counsel will balance tenant-landlord power within  
court. One study in Massachusetts has found that two-thirds of tenants with an attorney are able  
to stay in their homes, compared to one-third of tenants who represent themselves. Moreover, the  
cost of city-funded legal representation is typically far lower than the costs to provide shelters and  
services for unsheltered homeless residents who have been evicted.

Tenants’ Rights | Right to Counsel
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Is this a policy Charlottesville  
should pursue locally, advocate  
for at the state level or both?

• What key actions would be  
needed to make this change?

• Who would lead  
implementation?
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Tenants’ Rights | Right to Counsel

Example Program and Funding Allocations – Minneapolis

There are more than 3,000 court-ordered evictions a year in Minneapolis, and an estimated 3,000 more through voluntary  
compliance with “notices to vacate” by tenants who do not know their rights. Tenants go largely unrepresented in these cases,  
but in the 10% of cases where they do have representation tenants have a far higher likelihood of winning or settling  
the evictions and clearing them from the record.

In 2018, Minneapolis launched a pro bono eviction defense program. This program created a new partnership between the  
Volunteer Lawyers Network, Mid-Minnesota Legal Aid, and a dozen law firms with the commitment to take on pro bono eviction  
defense cases. Through this partnership, the city intends to increase tenant representation to 20%.

To support this program, the mayor proposed allocating $150,000 for city-funded counsel to represent low-income tenants facing  
eviction.
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Allow tenants the opportunity to purchase a property at the time when  
an owner intends to sell.
TOP is an emerging anti-displacement and affordability preservation tool that provides  
tenants with the “right of first refusal” at the time of a property transfer, allowing tenants to  
collectively bargain to purchase the buildings they live in.

The City of Charlottesville should consider implementing TOP for some or all multifamily  
properties. The City should:

• Allow tenants to have an opportunity to match a purchase offer, within a reasonable time  
period (e.g. 3 months);

• Require purchasers to make some or all units to be permanently affordable;
• Consider extending the “first right of refusal” to other community entities, such as  

qualified nonprofits who would preserve the affordability of units for low-income tenants;
• Apply TOP to all subsidized affordable housing properties, and consider applying it to the  

purchase of unsubsidized housing as well.

TOP is a low-cost program that increases tenant optionality and may preserve  
affordability, while still benefiting landlords. However, if the program is not properly  
administered or if tenants and community groups cannot stand up funding, the program will have  
limited impacts. To provide a sense of scale, in D.C., tenants organized to preserve 1,400 units  
between 2002 to 2013 through TOP (or an average of slightly over 100 units per year).

Tenants’ Rights | Tenant Opportunity to Purchase (TOP)
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Is this a policy Charlottesville  
should pursue locally, advocate  
for at the state level or both?

• What key actions would be  
needed to make this change?

• Who would lead  
implementation?
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Advocate for enabling legislation to support just cause evictions and to  
make other changes to the state’s eviction process.
Just cause eviction protections prevent landlords from evicting tenants for reasons  
outside of a set of allowable grounds, such as nonpayment of rent or intentional damage to a  
unit. This process would deter or prevent unjust or baseless evictions. Currently, state law prevents  
Charlottesville from requiring just cause for evictions.

The City of Charlottesville should advocate for local jurisdictions to have the option of  
implementing just cause eviction protections. If the City pursues a just cause eviction policy in  
the future, it should:

• Create a clear list of allowable grounds for eviction.
• Establish procedure for landlords to prove “just cause” for eviction, including the need to  

provide proof of grounds for eviction.
• Combine just cause eviction stipulations with other programs, such as by requiring it of  

properties that receive city funding.

Just cause eviction policies would support housing stability by preventing undue reasons  
for evicting tenants.

Tenants’ Rights | Just Cause Eviction
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Is this a policy Charlottesville  
should pursue locally, advocate  
for at the state level or both?

• What key actions would be  
needed to make this change?

• Who would lead  
implementation?
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Advocate for enabling legislation to enact rent control in Charlottesville.

Rent control adds stipulations on how much a landlord can raise rent when an occupant’s lease  
comes up for renewal. State law currently prevents the implementation of rent controls.

The City of Charlottesville should advocate at the state level for enabling legislation  
giving local jurisdictions the option of adopting rent control, along with advocating for  
other tenants’ rights. Local rent control programs must be carefully designed to prevent  
disinvestment in housing supply and to serve populations most in need of rent protections.
Example models include capping annual rent growth at 3 to 5 percent, for buildings past a certain  
age, to prevent the loss of affordability in older, naturally affordable housing.

While rent control is a politically contentious tool with potential downsides, it is also a mechanism  
that directly and tangibly protects residents from excessive price inflation and  
displacement, especially in areas of opportunity facing market pressures that would drive rent  
growth beyond, say, 5 percent annual growth.

Tenants’ Rights | Rent Control
Discussion Questions

• Is how this tool works clear to  
you?

• Is this a policy Charlottesville  
should pursue locally, advocate  
for at the state level or both?

• Should rent control be included  
as one of the City’s advocacy  
priorities?

• What key actions would be  
needed to make this change?

• Who would lead  
implementation?
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Detailed Draft Recommendations:
Land Use  
Tenants’ Rights  
Subsidy  
Funding  
Governance
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Public subsidy is necessary to make the development of units affordable to low-income  
households feasible. These tools should serve to…

Subsidy | Purpose

Maximize the benefits of local public funding  
for the community.

The impacts of public funding should be amplified by using it to  
leverage state, federal, and private investment. Public funding can also  

serve the purpose of holding funding recipients accountable to  
community goals, such as achieving deep and lasting affordability.
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Create tangible and direct impact.

Subsidy tools are the most direct and impactful means of developing or renovating permanently affordable homes. Land use and  
tenants’ rights tools can only facilitate this process, and typically cannot spur an adequate amount of new development or  

affordability preservation.

Subsidy tools also provide diverse ways of delivering monetary assistance directly to community members, such as through  
emergency rental assistance and down payment assistance.

Serve the lowest-income households.

The only way to adequately serve households earning  
below 50 percent of Area Median Income is through  

housing cost subsidy or augmented income—land use  
changes alone cannot drive costs low enough for a unit  

to be affordable to the lowest-income households.



Subsidy | Limitations

Subsidy policies are capital intensive, and they should be layered with other types of tools to  
be efficient and high impact. The plan needs to recognize that subsidies….
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Require large amounts of capital  
from governments or philanthropies.

To deliver meaningful impact, subsidy tools  
typically require a substantial amount of funding  
from the public sector and philanthropies, who  

face competing priorities for a limited amount of  
funding.

Require an approach and practice of efficient  
and accountable deployment.

The proper stewardship of public funding is important to maximize  
the impact of spending, and this requires both technical capacity  
and procedural clarity and rigor, such as when underwriting and  
comparing development deals. Charlottesville requires an approach  
and the capacity to rapidly, transparently, and responsibly  distribute 
a high volume of subsidy.

Requires increases in taxes or diverts funding to pay.
Because funding sources are finite, increasing spending on housing will  
necessarily entail either an overall increase in the pool of public funding  

(through increased taxes) or a shift in the allocation of public funding (which  
would require reducing funding for another area of public expenditure). Both  

approaches can be politically contentious.

Do not address the fundamental issues of  
low incomes.

Subsidy tools that lower the cost of housing or supplement  
tenant incomes represent only part of the solution to  

ensuring affordable housing. Household incomes are just as  
important, driven by factors such as economic opportunity  
and mobility, living wages, and the cost of other necessities  

such as transportation, healthcare, and childcare.



Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by reducing development costs for affordable rental housing units.

Gap Funding Low-Income  
Housing Tax Credits (LIHTC)

Revise the City’s award criteria and continue to provide gap  
financing to increase the production of subsidized rental housing.

Public Housing Redevelopment Establish an agreement with Charlottesville Redevelopment and  
Housing Authority (CRHA) on funding for public housing modernization.

Preservation Fund Dedicate funding to support the preservation of affordable market-
rate and subsidized rental housing in Charlottesville.

Land Bank Establish a land bank and provide land equity to develop affordable  
housing.

Infrastructure Fund Create a plan and dedicate funding to modernize the City’s  
infrastructure to make affordable housing development feasible.
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Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by increasing and preserving access to affordable homeownership.

Single Family Infill Development Partner with developers to build or renovate affordable single-
family housing in existing neighborhoods.

Owner-Occupied Rehabilitation Assistance
Support and preserve homeownership by providing assistance  
to income-qualified owners to make necessary home  
repairs.

Down Payment Assistance &  
Homebuyer Counseling

Revise Charlottesville’s existing down payment assistance
program to serve a larger number of households and
support shared equity ownership.

Property Tax Relief Expand the provision of property tax relief to income-qualified  
homeowners.

HR&A Advisors, Inc. Charlottesville Comprehensive Plan Update | 62DRAFT



Subsidy | Draft Recommendations

Deploy public funding to close the gap between the cost of housing and what low-income  
residents can afford…

… by providing funding to help tenants make rent payments.

Tenant-Based Vouchers Expand the provision and use of rental subsidies for market –
rate and subsidized rental housing in all parts of the city.

Emergency Rental Assistance Through current regional COVID recovery efforts, formalize an  
emergency program to limit evictions.
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Subsidy | Draft Recommendations

Gap Funding Low-Income Housing Tax  
Credits (LIHTC)

Revise the City’s award criteria and continue to provide gap financing to increase the  
production of subsidized rental housing.

Public Housing Redevelopment Establish an agreement with Charlottesville Redevelopment and Housing Authority  
(CRHA) on funding for public housing modernization.

Preservation Fund Dedicate funding to support the preservation of affordable market-rate and subsidized  
rental housing in Charlottesville.

Land Bank Establish a land bank and provide land equity to develop affordable housing.

Infrastructure Fund Create a plan and dedicate funding to modernize the City’s infrastructure to make  
affordable housing development feasible.

Single Family Infill Development Partner with developers to build or renovate affordable single-family and soft density  
housing in existing neighborhoods.

Owner-Occupied Rehabilitation  
Assistance

Support and preserve homeownership by providing assistance to income-qualified owners to  
make necessary home repairs.

Down Payment Assistance &  
Homebuyer Counseling

Revise Charlottesville’s existing down payment assistance program to serve a larger number of  
households and support shared equity ownership.

Property Tax Relief Expand the provision of property tax relief to income-qualified homeowners.

Tenant-Based Vouchers Expand the provision and use of rental subsidies for market –rate and subsidized rental  
housing in all parts of the city.

Emergency Rental Assistance Through current regional COVID recovery efforts, formalize an emergency program to limit  
evictions.
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Establish ongoing program to award gap financing to increase the  
production of subsidized rental housing.
Charlottesville has supported LIHTC production in recent years, with a total of 480 units  
in the past three years, at an average local subsidy gap of $55,000 per unit. The awards of  
funding have been on a project by project basis and a standing program to provide gap funding for  
LIHTC development should be created.

The City should continue to provide gap financing for LIHTC, with a target of funding one  
9% LIHTC project annually.

• Establish a transparent and competitive process for reviewing applications to increase the  
efficiency of use of public funds and meet policy targets (e.g. producing more 30% AMI  
units than are required by the Qualified Allocation Plan (QAP)).

• Include provisions within LIHTC projects to strengthen tenants’ rights, such as by ensuring  
tenants’ rights to organize and implementing just cause eviction protections.

• Support regional applications for tax credits, especially in the Urban Ring. Support may  
even take the form of funding, particularly for projects along major transit routes that  
would serve low-income workers who commute into Charlottesville.

LIHTC remains the primary means of creating new affordable housing units and replacing  
affordable units that risk obsolescence. Supporting LIHTC development in and around  
Charlottesville will reduce the housing gap within the urban ring.

Subsidy | Gap Funding Low-Income Housing Tax Credits (LIHTC)
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Beyond gap financing, what is  
needed to increase LIHTC  
development?

• Should the City support LIHTC  
development in the urban ring?

• How should the City approach  
selecting LIHTC projects to  
provide funding to?

• How should the City approach  
regional collaboration to  
maximize unit production?

• What key actions would be  
needed to make this change?
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Subsidy | Gap Funding Low-Income Housing Tax Credits (LIHTC)
The Low-Income Housing Tax Credit Program is a federal program that provides a dollar for dollar tax credit to support  
the development of affordable rental housing. Two general types of credits that can be awarded, 9% credits and 4%  
credits. 9% credits are higher value credits that cover a greater percentage of projects’ development costs. Almost all  
deals in Charlottesville have been 9% deals in the last two decades. Some amount of public funding is typically required.
Example LIHTC capital stacks:

$1.4 M $0.6 M $0.8 M $1.4 M $0.6 M $0.5 M

$7.8 M
$3.4 M

$3.8 M
$9.2 M

$2.8 M $2.3 M

$2.0 M

$2.4 M

$0.1 M

$0.5 M

$1.0 M

$8.0 M
$5.5 M

$5.9 M $1.4 M $1.4 M

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%

0%
South First Phase 2 South First Street

Phase 1
Crescent Halls Friendship Court Carlton Views 3 Carlton Views 2

LIHTC Equity Primary Permanent Loan Note
Sources: VHDA, HR&A Advisors.
Note: Based on expiring for-profit and profit motivated expiring subsidy in census tracts with median rent income greater than $900/mo

Local Gap Funding
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Establish an agreement with Charlottesville Redevelopment and  
Housing Authority (CRHA) on funding for public housing modernization.
The City is providing funding to the CRHA for the redevelopment of South First Street and  
Crescent Halls. These projects demonstrate the City’s commitment to working with the CRHA to  
modernize all public housing in Charlottesville while preserving affordability.

The City and CRHA should establish a memorandum of understanding, or similar  
agreement, that describes how they will work together toward reinvestment and  
modernization of all public housing In Charlottesville. Reinvestment in public housing is a  
complex process that requires many years to plan and execute. An agreement on the principals  
and approach governing the reinvestment process will provide a foundation to ensure the City and  
the CRHA remain committed to working together over decades as leadership and priority change.

To support reinvestment strategy the CRHA should produce a capital investment plan.  
The capital investment plan should describe the estimated costs of reinvesting in CRHA’s remaining  
portfolio of public housing, the timing of when those costs, and the portion that will likely need to  
come from the City. Only with a clear capital plan can the City make the fiscal plans to support the  
investment and make a firm commitment of support to CRHA.

Subsidy | Public Housing Redevelopment
Discussion Questions

• Is how this tool works clear to
you? Is this a priority?

• How should the CRHA and the
City come to an agreement on
reinvesting in public housing?

• What key actions would be
needed to make this happen?

• Who would lead  
implementation? How will PHAR  
be engaged in this process?

• How long would it take to  
implement these changes?
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Dedicate funding to support the preservation of affordable market-
rate and subsidized rental housing in Charlottesville.
Crucial to having an affordable housing stock is preserving the affordability of existing  
unregulated low-rent housing, often referred to as naturally occurring affordable  
housing. Especially in markets with constrained supply, low-rent market-rate housing often sees  
the highest rates of rent growth. In Charlottesville, there are an estimated 2,260 units of low-rent  
units (renting for below $1250), and the city is at risk of losing 644 LIHTC units in the following  
decade as they reach the end of their compliance periods.

A preservation fund would provide permanent, long-term financing for older, market-
rate properties to make modest repairs and maintain their affordability. It could also be  
targeted to subsidized housing nearing the end of their compliance periods or single-family  
homes. The success of a preservation program depends on attracting low-cost private financing to  
leverage public funding and identifying development partners who are interested and capable of  
executing a preservation development model. Most developers, both for-profit and nonprofit, earn  
are dependent on developer fees or the sale of a property to generate revenue. Preservations  
projects generally are not sold and come with small or no developer fees making them unworkable  
for many developers.

Preserving affordable units is a cost-effective and necessary means of ensuring that  
there is enough affordable housing to meet demand. The cost to preserve an existing  
affordable home is far lower than the cost to develop new affordable housing making it a more  
effective investment strategy. Also, in a city like Charlottesville the possible scale of new  
development is limited making preservation more important.

Subsidy | Preservation Fund
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Which types of properties in  
Charlottesville are at greatest risk  
of becoming unaffordable—e.g.  
small apartment buildings,
single-family homes, properties  
with expiring affordability  
restrictions?

• Which developers might be  
potential partners?

• Are there philanthropic or  
mission-based funders who  
might support a preservation  
fund?
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NOAH Impact Fund – Minneapolis, MN

Bloomington and Brooklyn Center was an expiring tax credit project. When it was on the market, the developer and fund  
were able to purchase the building within sixty days and retain affordability. Of the $8 million fund investment, only $2 million  
came from the public sector, a public subsidy per unit of $8,400. While preserving affordability is the goal of the Fund, by investing in  
each property as equity, the Fund is repaid by rents at the property and has a vested interest in ensuring rents are stable or increase.  
Unlike properties preserved with the Low-Income Housing Tax Credit, buildings purchased through the Fund typically do not feature  
extensive or costly rehabilitations. The affordability restriction on the property targets affordability at 60% AMI, however rents are not  
set in stone. With Fund approval through an annual business planning process, rents at the property can float up to cover the costs to  
operate the property or cover the cost of improvements.

Subsidy | Preservation Fund

• Units: 239
• Purchase Timeline: 60 days
• Affordability: 60% AMI for 15 years with ability to float
• Operating Partner: Aeon
• Public Subsidy Per Unit: $8,400

Aeon ($900K)

NOAH Impact  
Fund ($8M)

Freddie Mac Loan  
($18.9M)

• Operating partner purchases building  
with 10% equity representing 3% of  
purchase price

• Paired with Freddie Mac loan product  
designed for NOAH preservation featuring  
favorable interest rates, LTV, and term.

Building Capital Stack:

Public Sources
($2M)

Private Sources  
($6M)
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Revise Charlottesville’s existing down payment assistance program to serve a  
larger number of households and support shared equity ownership.
The Piedmont Housing Alliance provides housing counseling to support new homebuyers  
and administers a Down Payment Loan Program for households whose income is below  
80% AMI. In the past three years, the City has supported roughly ten home purchases per year  
with down payment assistance, at an average of $27,000 per loan. A major barrier to the use of  
down payment assistance programs is the high cost of housing, especially within the City of  
Charlottesville. Applicants are also limited by requirements around income levels, credit  
worthiness, and other metrics of financial readiness.

The City of Charlottesville should increase the financial capacity of its down payment  
assistance program by increasing its funding commitment to the program.

The City should continue to support permanent affordable homeownership through a  
shared equity model. The down payment assistance should remain with the property and transfer  
to the next household if it is income eligible, and income-eligible households should get a first right  
of refusal on any house that is sold that has a DPA. Repayment of the non-forgivable loan should  
hold a 0% interest rate, rather than the 3% interest currently in place.

Homeownership remains a key means of building and accessing wealth, and an expanded  
down payment assistance program could be targeted to help overcome racial inequities in wealth.

Subsidy | Down Payment Assistance + Shared Equity Ownership
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• How do you think Charlottesville  
should approach shared equity?  
All appreciation goes to the  
household or a split of  
appreciation?

• To complement the down  
payment assistance, how can  
Charlottesville create a pipeline  
of households ready for  
homeownership?

• What key actions would be  
needed to do so?

• Who would lead  
implementation? Which lenders  
would serve as key partners?

• How long would it take to  
implement these changes?
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Source: Federal Reserve Survey of Consumer Finances, 2016

In the U.S., primary homes represent

70 – 80%

Down payment assistance programs are important because homeownership is a key wealth-building tool,  
enabling families to save for retirement, college, or start a business. When homeownership is unaffordable and  
ownership rates lower, households struggle to prosper.

The importance of homeownership to wealth is revealed in two ways:
• Homes continue to be a significant share of household wealth, especially for low-wealth households.
• Homeowners are also much wealthier than non-homeowner households within the same income band.

Average Household Net Worth for Homeowner vs. Non-Homeowner  
Households by Income Band, U.S., 2016

of total household assets for  
households below median net worth.
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Subsidy | Down Payment Assistance + Shared Equity Ownership
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Establish a land bank and provide land equity to develop affordable  
housing.
Land banks are public or nonprofit organizations that can acquire and hold tax-exempt  
property, and are sometimes involved with the development of property, to deploy land  
for goals such as affordable housing. Existing entities can be designated to have land banking  
functions—land banks do not need to be new entities. Land banks serve as an entity that can  
flexibly use and assemble land, such as to assemble tax-delinquent parcels for redevelopment, or  
to hold strategic land to prevent price inflation on the private market, for eventual development  
into affordable housing. The City previously sought to establish a land bank corporation, but this  
effort faced obstacles as parties had divergent views on the land bank’s authority, governance  
structure, and necessity.

The City of Charlottesville should continue to move forward with establishing a land  
bank entity, revisiting and exploring workable governance structures based on lessons learned. A  
land bank is a tool that could supplement and improve the efficacy of programs such as single-
family infill, by providing a pipeline of development-ready properties for infill.

Subsidy | Land Bank
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• What major challenges surfaced  
in the recent attempt to establish  
a land bank will need to be  
overcome if the effort is  
renewed?

• What key actions would be  
needed to establish the land  
bank?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?
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Create a plan and dedicate funding to modernize the City’s  
infrastructure to make affordable housing developments feasible.

The provision of horizontal infrastructure is crucial to supporting new and existing  
housing developments. The City currently supports infrastructure costs for LIHTC and Housing  
Authority projects, and has been approached by the private development community for support  
on upgrading or retrofitting public infrastructure for affordable housing developments. The City  
sets aside minimal funding for upgrading streets, water mains, etc., and instead frequently  requires 
developers to make improvements—including to off-site infrastructure—to receive project  
approvals. These expectations harm feasibility for affordable housing by increasing development  
costs and uncertainty.

The City should establish an infrastructure fund to support public infrastructure at and  
around affordable housing sites. The City should commit local funds and leverage state or  
federal funding, such as Community Development Block Grant (CDBG) funds, as a part of  
development agreements for affordable housing. To implement such a fund, the City will need to  
create a plan and set decision-making criteria to invest in infrastructure around proposed  
developments that would require off-site infrastructure improvements. The City should establish a  
process to evaluate project impacts and negotiate agreements whereby the City provides  
infrastructure improvements in support of the project, in exchange for public benefits such as  
increased tenants' rights.

Creating an infrastructure fund will enhance the feasibility of affordable housing  
development by reducing costs and increasing predictability of development.

Subsidy | Infrastructure Fund
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• What level of affordability should  
be required to qualify?

• What key actions would be  
needed to set these funds up?

• Who would lead  
implementation?
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Partner with developers to build or renovate affordable single-family and  
soft density housing in existing neighborhoods.
Available high-quality for-sale affordable housing is important to supporting access to  
homeownership. Charlottesville has already partnered with nonprofits including Habitat for  
Humanity and the Thomas Jefferson Community Land Trust to support the development of infill  
housing in existing single-family neighborhoods, but the City can expand these efforts to provide  
support through consistent programs rather than individual projects.

The City should support private and nonprofit developers working on single family infill  
development and rehabilitation in existing neighborhoods. Public support can include  
providing land, regulatory relief, technical assistance, and funding subsidies in the form of land,  
grants, and low-cost loans. New homes should be sold at market value to income-qualified  
homeowners who receive counseling and down payment assistance. The City should:
1) Create an annual program with a stable stream of funding, where the City awards funding for  

infill homeownership on a competitive basis;

Subsidy | Single Family Infill Development

2) Expand the eligible geography to include areas in the urban ring; and
3) Implement a shared equity and permanent affordability approach to infill single-family housing.

By producing a pipeline of quality affordable homes for new income-qualified  
homeowners, the City can increase access to homeownership while supporting housing quality in  
its neighborhoods. Homeownership is a primary means of wealth building for American  
households. This program should be designed intentionally to ensure it supports racial equity and  
provides homeownership opportunities for people of color. To support regional collaboration, the  
City should identify opportunities to support single family infill development within the urban ring.

Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• How should the existing process  
for awarding public funding for  
affordable ownership infill be  
adjusted?

• Should property in the urban  
ring be eligible?

• What affordability restrictions  
should be applied to affordable  
ownership properties?

• What key actions would be  
needed to set these funds up?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?
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Support and preserve homeownership by providing assistance to income-
qualified owners to make necessary home repairs.
The Albemarle Housing Improvement Program administers housing rehabilitations for  
low-income homeowners in Charlottesville and Albemarle County. They currently target an  
average of 20 significant rehabs a year, at $40K each; 10 energy retrofits, at $5 to 10K each; and 15  
emergency repairs, at $3,500 each.

The City should continue to provide funding for owner-occupied rehabilitation for low-
income households. The City should:

Subsidy | Owner-Occupied Rehabilitation Assistance

• Commit a stable stream of funding on a 3- to 5- year schedule, to allow for improved program  
capital planning;

• Allocate funding through a competitive process;
• For homes receiving $20,000 or more in repairs, create a right of first refusal for homesowners  

earning under 80% AMI, and use the lien from the rehab to reduce the price of  
homeownership; and

• Align and pair program with the down payment assistance program.
The rehab program can therefore increase the impact of other homeownership programs.

Continued support for owner-occupied rehab will improve housing quality and safety for  
homeowners, while also preventing displacement from homes due to an inability to pay for  
maintenance or repair. Charlottesville has many low-income homeowners of color, and assistance  
with rehabilitation can support their ability to remain in their communities in quality housing. To  
support regional collaboration, AHIP should continue to also rehab homes outside of  
Charlottesville, especially where doing so is cost-effective.

Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• How should the existing process  
for awarding public funding for  
affordable ownership infill be  
adjusted?

• What do you think about offering  
the first right of refusal to  
households under 80%AMI?

• What key actions would be  
needed to fully need owner-
occupied rehab demand from  
low-income homeowners?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?
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Expand the provision of property tax relief to income-qualified  
homeowners.
The City of Charlottesville currently provides several property tax relief programs  
targeted to low-income, elderly, and disabled homeowners. RETR provides real estate tax  
relief to the elderly and disabled (including veterans). The Charlottesville Housing Affordability  
Program (CHAP) provides grants to low-income homeowners who do not qualify for RETR, providing  
grants from $500 to a full abatement depending on income (up to $55K). In FY20, RETR cost the City
$0.6M and CHAP cost $1.4M.

The City of Charlottesville should maintain this program, as it is crucial to limiting cost burden  
for low-income homeowners living in areas with appreciating property value (i.e. typically areas of  
growing opportunity). The City has done a good job of designing a property tax relief program  
contingent upon and scaled to income levels. The City should explore expanding and deepening its  
aid to lower-income households.

The property tax relief program helps promote racial equity, as long-time Black residents who need
this assistance are able to remain in neighborhoods with appreciating growth. The program should
be layered with commensurate support to prevent displacement of renter households.

Subsidy | Property Tax Relief
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Are there adjustment that you  
would recommend to the  
property tax relief program?

• What key actions would be  
needed to expand property tax  
relief?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?

HR&A Advisors, Inc. Charlottesville Affordable Housing Plan | 76DRAFT



Expand the provision and use of rental subsidies for market-rate and  
subsidized rental housing in all parts of the city.
Vouchers are an essential means of making housing affordable to extremely low-income  
households. There are two TBV programs in Charlottesville, both administered by the CRHA. The  
city-funded CSRAP supports 100 households coming from homelessness. The federally-funded  
Housing Choice Voucher (HCV) program supports over 300 households. There are about 100  
people on the CSRAP waitlist and 243 on the HCV waitlist.

The City of Charlottesville must first ensure impact of its existing funding appropriations  
for TBV by increasing uptake citywide. The new Landlord Risk Fund should be simplified to  
increase landlord participation. The City should also seek to ban source-of-income discrimination,  
especially for developments that receive public funding or support. In March 2020, Virginia added  
“source of income” protections to its fair housing laws through House Bill 6. This law allows  
landlords to deny tenancy if sources of income are not approved within 15 days—meaning that  
CRHA must ensure it has capacity to administer TBV with minimal processing delays.

Though the City’s budget process poses a barrier to expanding CSRAP, it should identify ways to  
expand the program not just to support emergency rehousing but also to reduce cost  
burden for extremely low-income households. The City should make a longer-term commitment  
to fund additional vouchers targeted to households earning 30% of AMI or less.

An effective TBV program contributes to economic mobility by allowing low-income renters to  
move into areas of opportunity and reduces cost burden for extremely low-income households.

Subsidy | Tenant-Based Vouchers (TBV)
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• Should this program be  
expanded?

• What changes should be made to  
the voucher program?

• What key actions would be  
needed to set these funds up?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?
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Through current regional COVID recovery efforts, formalize an emergency  
program to limit evictions.
COVID-19 has increased the risk of eviction for low- and moderate-income households  
nationwide. Charlottesville is in the process of designing a COVID-19 response and recovery  
program. The City has received Community Development Block Grant funding to support disaster  
recovery programs. CARES funding is also available for emergency rental assistance, with  
guidelines set by DHCD. The program makes payments directly to landlords, and requires  
landlords to match the funding through forgiven rent or an extended payment plan. Pre-COVID,  
Charlottesville also provided some other emergency rental services through its community  
resource hotline and Housing Opportunities for People with AIDS/HIV program.

The City of Charlottesville should set up a permanent emergency relief program with  
clear budget appropriations, layering in both resident-facing services that exist through the  
community resource hotline and landlord-facing mediation as built in through the COVID recovery  
program. The City should work with Albemarle County and other regional partners to extend  
similar benefits regionally and coordinate the provision of services.

A permanent emergency rental assistance fund recognizes the reality that low-income  
households face emergency situations and housing instability on a regular basis, even  
outside of a pandemic. A clear regional protocol for emergency rental assistance, as established  
through the COVID recovery process, will help both beneficiaries and landlords navigate rental  
assistance programs.

Subsidy | Emergency Rental Assistance
Discussion Questions

• Is how this tool works clear to  
you? Is this a priority?

• How can the program created in  
response to COVID-19 be  
adapted into a permanent tool?

• What key actions would be  
needed to set these funds up?

• Who would lead  
implementation?

• How long would it take to  
implement these changes?
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Detailed Draft Recommendations:
Land Use  
Tenants’ Rights  
Subsidy  
Funding  
Governance
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Funding appropriations for housing should reflect the importance of housing issues through  
a consistent and aggressive funding commitment. The City should provide funding that is…

Funding | Purpose

Consistent and Predictable

The steadiness and predictability of funding is important for  
nonprofits to plan for and manage capacity and capital  

investments. Programs that are more consistently funded will  
have better impacts. While there may be limitations to what  
Council can formally commit to in advance, the City should  

make a formal commitment to consistent funding for housing.
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Shaped by Clear Priorities and Bold Commitments

Charlottesville’s funding commitments for housing should be driven not only  
by the city’s overall housing supply gap as identified in its housing needs  

assessments, but also driven by bold goals around income targeting,  
geographic targeting, unit types and mixes, etc. For example, Pittsburgh’s  

Housing Opportunity Fund committed to dedicate 25% of its trust fund money  
each year to serve those earning 30% AMI or below.

Transparently and Competitively Allocated

As with any funding target, housing programs and projects  
should be funded through a transparent and competitive  

process. The transparency and competition of the process should  
serve to make the process of applying for funding more reliable  

by using clear and rigorous criteria.

Regularly Monitored

City spending on housing should be monitored  
through key metrics both by City staff, advocates  

outside of government, and the community at  
large. This is to the City’s benefit, as Charlottesville  
has made significant commitments to housing to  

date.



Funding | Draft Recommendations

Make a strong and recurring financial commitment to address housing needs in  
Charlottesville.

Scale Set a bold commitment for annual funding towards housing, at a level that matches and fully meets  
the scale of need.

Consistency Make a commitment to sustain this level of funding for five to ten years, identifying sustainable and  
reliable source(s) of dedicated funding.

Transparency Clearly identify overall housing expenditures within budget, and publish metrics on program  
funding, capacity, and impacts to create accountability and measure progress towards housing goals.

Targeting Place constraints on funding as appropriate to target income levels, household types, geographies,  
and program
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As the city moves to develop its overall housing funding strategy, it should consider the following  
dimensions of a housing funding strategy:

• Scale: How much overall funding will the City dedicate to housing? (e.g. what amount of funding per  
year)

• Consistency: Over what period of time will this commitment be made? (e.g. through 2030)

• Targeting: What constraints will be put on this funding to direct it towards specific issues and goals?

• Transparency: Will this funding be transparently accounted for in the budget, competitively  
allocated, and continuously monitored?

Funding | Discussion of Draft Recommendations
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Increased housing funding will require either reallocating existing funding or creating  
new fees or taxes. The Charlottesville Affordable Housing Fund should be the primary tool  
through which local funding is dedicated to housing. Possible local funding sources include:

Funding | Scale – Budget Sources

Real Estate Transfer  
Tax

Tax based on assessed  
value at time of real  

estate transfer
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Property Tax Levy
Additional property tax  
dedicated to housing

Transient Occupancy  
Tax

Tax on percentage of  
hotel receipts

Document Recording  
Fee

Fee assessed when  
documents are  

recorded with official  
bodies

Commercial and  
Residential Linkage  

Fees
Fee assessed on new  

development

Local General  
Obligation Bonds
Bonds approved to  

fund affordable  
housing

General Fund  
Contributions

Contributions in  
annual budgeting  

process

Interest on  
Government  

Accounts
Interest on rainy day
funds, estate escrow,
title insurance, etc.

Sale of Government  
Property

Revenue from land  
sales to be used for  

housing

Special Purpose  
District and Tax  

Increment Financing
Dedication of special  
taxing district or TIF  

funds to housing

Note that the legality of these funding avenues varies across state and local jurisdictions, and not all of these  
sources may be possible in Charlottesville.



In Charlottesville, funding for affordable housing programs and development comes out of both the Operating  
Budget and the Capital Improvement Plan. Proportionally, Charlottesville's spending on housing compares favorably  
to other communities. Some of the City’s operating budget is dedicated to particular uses and cannot be re-allocated.

In the

Budget
Operating:

In the Capital

Plan (CIP)
Improvement :

Spending on  
Affordable Housing

$2.9M
FY20/21

1%
of Operating  

Budget

$2.4M
FY20/21

9%
of Capital  

Improvement  
Plan

Funding | Scale – Budget Uses

$0 $50 $100 $150 $200 $250
Millions

$300

Housing

Parks

Other Human Services Transportation  
and Infrastructure

Police Fire Other Public Safety Schools Other (Internal  
Services, Debt  
Payments, etc.)
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Transportation and Access

Facilities  

Education  

Other
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Spending on housing programs has varied significantly in recent years, in part due to the impacts of  
COVID-19 and one-time capital spending. Charlottesville has received a limited amount of federal and  
state funding to support housing.

Annual Public Spending on Housing, FY18/19 – FY20/21

Federal/State Local

Funding | Consistency

$4M
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$15M

$6M



What constraints will be put on housing funding to direct it towards specific issues and goals?
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Funding | Targeting

Examples

Income Levels Set goals that certain sums or share of funding be targeted to serving  
households at or below specific income levels 30%, 50%, or 80% AMI

Household Types and Tenure

Ensure that renter and homeowner households are fairly served by funding  
allocations between programs targeted to renters vs. homeowners share of  
households served by tenure to match share of low-income households by  
tenure

Geography
Understand effective geographic allocation of funding, and determine whether  
geographic spread or concentration of funding corresponds to spatial  
distribution of need

Program Administration

Require that nonprofit organizations receiving funding for housing programs  
have a certain share (e.g. 1/3) of board representation from the communities  
they serve, set standards for the governance of organizations that receive City  
funding, to build racial equity and justice into broader affordable housing  
infrastructure.
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The redevelopment of Friendship Court and public housing represent a large share of Charlottesville’s  
planned spending on affordable housing. Property tax relief and rental assistance make up the next two  
largest appropriations.

City of Charlottesville Housing-Related Budget Appropriations
$16

Friendship Court  

Public Housing  

CAHF

Property Tax Relief  

Owner-Occupied Rehab  

Rental Assistance

Emergency Rental Assistance  

Homelessness

Other

Funding | Targeting by Housing Issue
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Elements of Transparency:

Visibility of spending on  
housing in budget Make housing expenditures a clearer line item in budget

Availability of monitoring data Provide production and cost data for units created and households served

Measurement and evaluation  
of impacts of housing spending Publicize both outputs and outcomes of housing spending

Competitiveness and  
standardization of RFP process

Create transparent and rigorous process for evaluating projects, programs, and  
administrators that receive public funds

Once dedicated, funding must also be transparently allocated and evaluated.
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Funding | Transparency



Funding | Worksheet
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Subsidy Tool Households Served Cost per Unit or Household* Funding  
Allocation

Units  
Created

Rental Vouchers <30% AMI Renters $9,000 / household
Emergency Rental  
Assistance <60% AMI Renters $800 / household

Public Housing <30% AMI Renters $70,000 / unit
LIHTC 50 – 60% AMI Renters $40,000 / unit
Preservation Fund 50 – 60% AMI Renters $10,000 / unit
Property Tax Relief <80% AMI Homeowners $2,000 / household
Shared Equity  
Ownership <80% AMI Homeowners $50,000 / unit

DPA <80% AMI Homeowners $30,000 / unit
Single Family Infill <80% AMI Homeowners $45,000 / unit
Owner-Occupied Rehab <80% AMI Homeowners $40,000 / unit
Land Bank N/A N/A
Infrastructure Fund N/A N/A

Total

* Per household indicates annual spending, per unit indicates one-time funding



Detailed Draft Recommendations:
Land Use  
Tenants’ Rights  
Subsidy  
Funding  
Governance
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Governance structures shape the efficacy and equitability of decision-making, which  
ultimately determine housing program implementation and community outcomes. Best  

practices that will ensure successful governance include:

Governance | Purpose

Formalize processes to set priorities for the use of public funds

Include and empower community voices, including those who benefit from publicly-funded housing programs,  
in decision-making processes

Build trust in public processes by providing clear communication about priorities and reducing conflicts of interest

Ensure the successful implementation of recommendations by aligning City capacity with needs and priorities
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Governance | Draft Recommendations

Build governance structures that institutionalize an equitable implementation of the  
affordable housing plan.

Housing Advisory Committee Reform the structure and function of the Housing Advisory  
Committee to build trust and improve its impacts.

Charlottesville Affordable Housing Fund  
(CAHF) Committee

Empower a committee with community representation to make  
recommendations about the priorities and distribution of the CAHF.

City Staff Capacity Realign priorities, increase capacity, and empower staff to be
collaborative with advocates and responsive to community needs.
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Reform the structure and function of the Housing Advisory  
Committee to build trust and improve its impacts.
Charlottesville’s Housing Advisory Committee (HAC) is a public committee intended to  
provide City Council with recommendations about housing policy and funding priorities.  
The HAC has the potential to be an important link for Council to access community housing needs  
and priorities, but the current structure limits both its impact and its authority, and its activities  
have expanded beyond its initial purpose.

HAC reform should restructure the committee to achieve a better balance of  
representation aligned with the guiding principles of racial equity, regional collaboration, and a  
comprehensive approach to housing, and refocusing HAC efforts on its original mandate.

• Refocus the HAC on its stated purpose of providing City Council with recommendations  
about housing policy and funding priorities;

• Reduce the total number of seats on the HAC from 21 to between 10 and 15, and make all  
seats council-appointed, keeping the current 2-year terms and 4-term limits;

• Increase the representation of community members, particularly those who are  
beneficiaries of housing programs, and give regional representatives voting power;

• Develop an onboarding process including affordable housing training for new members,  
particularly community members, to support successful participation

Adding community voices and reducing the representation of organizations receiving  
City funding will build trust in the HAC by limiting conflicts of interest and setting clearer  
mandates for both the HAC and for City staff.

Governance | Housing Advisory Committee
Discussion Questions

• Will these changes improve the  
impacts of the HAC?

• How can the City more clearly  
define the role of the HAC?

• Who should serve on the  
reformed HAC?

• What key steps would be needed  
to make these changes?

• Who will lead implementation?

• How long would it take to enact  
these changes?
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Empower a committee with community representation to make  
recommendations about the priorities and distribution of the CAHF.
The City currently struggles to identify and act on clear priorities for the Charlottesville  
Affordable Housing Fund. Current governance structures create opportunities for disagreement  
between advocates and City staff and have limited input from the beneficiaries of public funds.

The City should establish or designate a committee to make recommendations about  
priorities for the use of CAHF funds. This should be a separate committee from the HAC  
comprised of both HAC members and non-members. The committee should have equal  
representation from City staff, affordable housing developers and practitioners, and community  
members impacted by City investments, such as public housing residents or recipients of down  
payment assistance or other affordable housing program funds.

Designating or establishing a committee with this structure would provide a clear  
mandate for City leadership, supported by City staff and community members. This will help  
the City deploy funds to meet the City’s housing needs. Empowering community members  
impacted by City investments, including people of color, will help the City to advance racial equity  
in housing through its investments.

Governance | Charlottesville Affordable Housing Fund (CAHF)
Discussion Questions

• Do you think that designating a  
committee to advise on the  
allocation of the CAHF as  
described will have the intended  
impacts of creating a clear  
mandate for the City while  
empowering community voices?

• What key steps would be needed  
to make these changes?

• Who will lead implementation?

• How long would it take to enact  
these changes?
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Governance | Summary of Proposed Committees

Housing Advisory Committee CAHF Committee
Membership 10-15 members

Affordable housing providers and advocates (3-5)  
Affordable housing developers (3-4)

Community members (2-3)
Regional representatives (2-3)

9 members
Affordable housing providers and advocates (3)  
Affordable housing residents or beneficiaries (3)  

City Staff (3)
Should include some HAC members and some non-

members

Responsibility Provide City Council with recommendations about  
housing policy and funding priorities.

Provide City Council with recommendations about  
the budget and use of CAHF funds

City Staff Role Administrative Substantive

Terms & Appointment Council-appointed, keeping the current 2-year terms  
and 4-term limits

TBD
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Discussion Questions
• What recommendations would you make about the membership, role, and terms of these two committees?

• What other distinctions should be specified here?



Governance | City Staff Capacity

Realign priorities, increase capacity, and empower staff to be
collaborative with advocates and responsive to community needs.
Unclear or conflicting City priorities can limit impacts and reduce trust in City staff. This  
creates a culture in which City staff can be at odds with the development community and the  
advocacy community, limiting the effectiveness of housing and development policies.
To ensure the successful implementation of the Affordable Housing Plan, Charlottesville  
needs to increase the capacity of City staff to administer its housing programs and manage  
development processes, set clear priorities and measures of success for its programming, and  
make staff beholden to those priorities. In addition, the City should:
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• Require all departments to apply a racial equity lens to budgets and other decision-
making related to affordable housing;

• Set goals for City performance related to housing development, affordability, racial equity,  
and regional collaboration, and track metrics, disaggregating data by race, ethnicity, and  
income level;

• Incorporate City staff in the CAHF committee and encourage collaborative management  
of funding priorities;

• Develop a standardized competitive process to award funding for affordable housing;
• Provide clear communication about staff roles and City processes and priorities to  

external partners, and clear paths for community feedback to the City.

Incorporating these changes into City staff processes related to development review,  
neighborhood services, and housing affordability programs will enhance the City’s capacity to  
advance the Affordable Housing Plan and support racial equity in housing.

Discussion Questions

• Will these changes improve the  
capacity and impact of City Staff?

• What key steps would be needed  
to make these changes?

• Who will lead implementation?

• How long would it take to enact  
these changes?



Appendix
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Guiding Principles | Racial Equity

Rental  
Affordability

Housing  
Supply

Housing  
Stability

Gentrification

Home-
ownership

Housing  
Quality

Access to  
Opportunity

Racial  
Equity

Aging  
in Place

Supportive  
Housing

“Affordable housing” entails many distinct but related issues, and racial equity underlies each of them.
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Guiding Principles | Regional Collaboration

Louisa County
Albemarle County

Fluvanna CountyNelson County

Augusta County

Greene County

Orange County
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914 <3,203

Housing markets and issues are regional in nature, and their solutions must be too.

Where Charlottesville Workers Live, 2017

81%
of Charlottesville’s 41,000  

workers commute into the City



Guiding Principles | Comprehensive Approach

Provide below-market rate loans, grants, or other public resources to close  
the gap between what a household can afford to pay and the costs to develop  
and operate housing.

Preserve existing affordable housing and housing stability by using laws and  
regulations that protect current occupants.

Affordable housing tools fall into three main categories. A successful housing strategy needs all three.

Use municipal regulations and zoning authority to indirectly improve affordability  
by increasing housing supply, or to directly produce affordable units.

Land Use

Subsidy

Tenants’  
Rights
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Land Use | The Urban Ring
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Land Use | “Soft Density” By-Right
Expanding Housing Choices – Durham, NC

To help stabilize housing prices and reduce economic displacement in Durham, the City recently approved the “Expanding  
Housing Choices” initiative to allow for higher density within the Urban Tier neighborhoods of Durham.

The initiative proposed changes to the zoning code to allow for duplexes to be developed on single family lots and for the  
creation of small-lot options. Additionally, the initiative intends to align duplexes and attached single family homes with detached  
single-family standards. The “Expanding Housing Choices” effort also includes a developer density bonus, enabling developers to  
increase the size of their projects in exchange for allotting units for lower-income residents.

Through this initiative, the City hopes to see a 10% increase in the number of units produced per year to 140 units per year by  
2024.

Source: The Raleigh News & Observer, City of Durham, Zillow
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Subsidy | Low-Income Housing Tax Credits (LIHTC)
LI
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Most LIHTC development in recent years has occurred directly within the City of Charlottesville, and not in  
surrounding Albemarle County.

LIHTC Units (New and Rehab), 1990 – 2020 Q1
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Durham Affordable Housing Loan Fund - Durham, NC
As a result of Durham’s strong economic and population growth, housing prices were rising, threatening to displace low income  
residents. Affordable housing developers began facing strong competition for properties from market rate buyers who have greater  
access to capital and a greater ability to move and secure properties quickly. To aid in the creation and preservation of  
affordable housing in Durham, the City developed the Durham Affordable Housing Loan Fund (DAHLF).

The DAHLF is applicable to both new and re-developments, providing 100% loan to value loans with five-year terms to  
eliminate the need for multiple acquisition sources and to allow borrowers sufficient timing to secure project financing and to build a  
project pipeline. The loans are offered at below market rates and offer risk-sharing. Nonprofits, housing authorities, or for-profit  
entities in partnership with a nonprofit or housing authority are eligible to apply.

The DAHLF is funded in partnership with the City, Duke University, SunTrust, Self Help, and the N.C. Community Development  
Initiative with an initial capitalization of $10 million, with the goal to expand to $20 million. The Fund also enable local affordable  
housing developers to stabilize and expand production by building multiyear development pipelines. With the investment of $20  
million, the Fund is projected to support the creation of over 1,000 affordable homes in the next ten years.

Subsidy | Preservation Fund

Source: Self-Help Credit Union, City of Durham, The Raleigh News & Observer
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