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ABOUT

The 2018 Housing Instability & Homelessness Report Series is a collection of local reports
designed to better equip our community to make data-informed decisions around housing
instability and homelessness. Utilizing local data and research, these reports are designed to
provide informative and actionable research to providers, funders, public officials and the media
as well as the general population.

There are three key reporting areas that, together, comprise the 2018 series of reports for
community stakeholders. The three areas include:

1. STATE OF HOUSING INSTABILITY AND HOMELESSNESS

This new annual report will highlight key data on the state of housing instability and
homelessness in Charlotte-Mecklenburg. Data will be presented on Charlotte-
Mecklenburg's progress at various points along the housing and homelessness
continuum.

2. HOUSING INSTABILITY

An annual report focusing on the characteristics and impact of housing instability in the
community. During the 2018 reporting cycle, this report will map the housing instability
and homeless services ecosystem, providing details about the landscape of funders,
programs, and activities that work to mitigate housing instability.

3. SPOTLIGHT

An annual focus on a trend or specific population within housing instability and
homelessness. During the 2018 reporting cycle, this report will focus on children and
youth experiencing homelessness in Mecklenburg County.

The 2018 reporting cycle is completed by the UNC Charlotte Urban Institute. Mecklenburg
County Community Support Services provides funding for the report series. A digital copy of
this report can be found on the Charlotte-Mecklenburg Housing & Homelessness Dashboard
at www.mecklenburghousingdata.org.



http://www.mecklenburghousingdata.org/

KEY DEFINITIONS

Affordable Housing

Housing where a household with annual
income between 0% and 120% of area median
income does not spend more than 30% of their
pre-tax gross annual income on rent and
utilities.

Area Median Income (AMI)

The U.S. Department of Housing and Urban
Development estimates the median family
income for an area in the current year and
adjusts that amount for different family sizes so
that family incomes may be expressed as a
percentage of the area median income.

Child Only Households
Households with all members under the age of
18.

Chronically Homeless

Individual or head of household with a disability
who lives in a place not meant for human
habitation, safe haven, or emergency shelter;
and who has either been continuously homeless
for at least 12 months or has experienced at least
four episodes of homelessness in the last 3 years
where the combined occasions total at least 12
months. Occasions are separated by a break of
at least seven nights. Stays in institutions of
fewer than 90 days do not constitute a break.

Complaint in summary ejectment

A legal form that a landlord must complete in
order to attempt to formally evict a tenant and
regain possession of the premises or unit.

Continuum of Care (CoC)

The Continuum of Care is a community plan to
organize and deliver housing and services to
meet the specific needs of people who are
homeless as they move to stable housing and
maximum self-sufficiency. It includes action
steps to end homelessness and prevent a return
to homelessness.

These definitions are based on guidelines from the

61

Cost-burdened

Describes when a household spends more than
30% of their gross income on rent and utilities.
If a household spends more than 50% of their
gross income on rent and utilities, they are
considered extremely cost-burdened.

Emergency / Seasonal Housing (ES)

A facility with the primary purpose of providing
temporary shelter for people experiencing
homelessness.

Extremely Low-Income
A household’s annual income that does not
exceed 30% of the area median income.

Fair market rent

According to 24 CFR 5.100, Fair Market Rent
(FMR) is the rent that would be required to be
paid in a particular housing market in order to
obtain privately owned, decent, safe and
sanitary rental housing of modest (non-luxury)
nature with suitable amenities. The FMR
includes utilities (except telephone). The U.S.
Department of Housing and Urban
Development establishes separate FMRs for
dwelling units of varying sizes (number of
bedrooms).

Fiscal year

Fiscal years vary by agency. The eviction data in
this report are based on the North Carolina
Court System'’s fiscal year, which is July 1to
June 30. Data from HMIS are based on HUD's
fiscal year, which is October 1to September 30.
McKinney-Vento data are based on the public
school year, which runs from August to June.

Formal eviction

The legal process through which a landlord
seeks to regain possession of a leased premises
by concluding a tenant'’s right to occupy the
premises.

partment of Housing and Urban Development (HUD)
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Forced move

A move that is involuntary and may be due to a
formal eviction, informal eviction, property
foreclosure, property condemnation, or other
reason that is not within the tenant's choosing.

Homeless Management Information System
(HMIS)

A software application designed to record and
store  client-level information on the
characteristics and service needs of homeless
people. Each CoC maintains its own HMIS, which
can be tailored to meet local needs, but must
also conform to HUD's HMIS Data and Technical
Standards.

Homeownership Rate
The number of owner-occupied units as a
percentage of all occupied housing units.

Households with Adults and Children (Families)
Households that have at least one adult over
the age of 18 and one child under the age of 18.

Households with Adults Only

Households with single adults and adult
couples unaccompanied by children under the
age of 18.

Housing Choice Voucher

The federal government's major rental
assistance program for assisting very low-
income households, the elderly, and those with
disabling conditions to afford decent, safe, and
sanitary housing in the private market.

Housing Inventory Count (HIC)

A snapshot of the number of beds and units on
one night that are dedicated to persons
experiencing homelessness and formerly
homeless people.

Informal Eviction

A process of eviction that happens outside of
the court system. It could consist of a landlord
telling a tenant they must move or a landlord
paying a tenant to move.

Low-Income
A household’s annual income is between 51%
and 80% of the area median income.

Moderate-Income
A household’'s annual income is between 81%
and 120% of the area median income.

Parenting Youth

Youth (under age 25) who identify as the parent
or legal guardian of one or more children who
are present with or sleeping in the same place
as that youth parent.

Permanent Supportive Housing (PSH)
Designed to provide housing and supportive
services on a long-term basis to formerly
homeless people. This is considered a form of
permanent housing.

Point-in-Time Count (PIT)

An unduplicated one-night estimate of both
sheltered and unsheltered homeless
populations.

Other Permanent Housing (OPH)

Long-term permanent housing that is not
otherwise considered permanent supportive
housing or rapid re-housing.

|7
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Rapid Re-Housing (RRH)

A program that provides short- or medium-term
(up to 24 months) financial assistance and
services to help those experiencing
homelessness to be quickly re-housed and
stabilized. This is considered a form of
permanent housing.

Rental Lease

A written or oral contract between a landlord
and tenant that grants the tenant the right to
reside at a premises for a specified period of
time and under specific conditions, typically in
exchange for an agreed upon periodic
payment.

Renter-Occupied
A renter-occupied unit is a rental unit that is
not vacant but is occupied by a tenant.

Sheltered Homelessness

People who are living in a supervised publicly or
privately operated shelter designated to provide
temporary living arrangements (including
congregate shelters, transitional housing, and
hotels and motels paid for by charitable
organizations or by federal, state, or local
government programs for low-income
individuals.). This definition is used to categorize
individuals experiencing homelessness in the
PIT Count.

Street Outreach (SO)

Targeted outreach intervention to people
sleeping outside in locations like the street,
camps, abandoned buildings, under bridges,
and benches. Outreach staff will work to
connect individuals with services and
permanent housing.

Tenure

Refers to whether a unit is owner-occupied or
renter-occupied. A unit is owner-occupied if the
owner or co-owner lives in the unit, even if it is
mortgaged or not fully paid off.

Transitional Housing (TH)

An intervention that provides temporary
housing and supportive services for up to 24
months with the intent for the person to move
towards permanent housing. This definition is
used to categorize individuals experiencing
homelessness in the PIT Count.

VCAP

The online civil case processing system for the
North Carolina Court System, which provides
data on summary ejectment case filings and
results.

Very Low-Income
A household’'s annual income is between 30%
and 50% of the area median income.

Unaccompanied Youth

People who are not part of a family during their
episode of homelessness and are between the
ages of 18 and 24.

Unsheltered Homelessness

Term used in the PIT Count for people with a
primary nighttime residence that is not
designed for or ordinarily used as a regular
sleeping accommodation for human beings.
This definition is used to categorize individuals
experiencing homelessness in the PIT Count.

Veteran
Someone who has served on active duty in the
Armed Forces of the United States.



INTRODUCTION

Housing status is a continuum, in which individuals may move towards or away from housing stability
due to changing life circumstances or ongoing challenges. While each piece of the continuum tells an
important story, when combined and examined together, it provides a more comprehensive snapshot of
the state of homelessness and housing instability in Charlotte-Mecklenburg. Understanding the
processes that both cause and prevent homelessness, and the programs designed to help individuals at
each stage, is important to improving coordinated care for individuals experiencing housing instability,
homelessness, or who are formerly homeless.

The diagram below highlights three stages along the Housing Continuum: Housing Instability, Homeless,
and Stably Housed. Housing instability can take many forms and may include when a household is living
doubled up with family, living in a hotel, or is spending more than 30% of its gross income on housing.
Housing instability can be the result of variety of compounding factors, including unemployment or
underemployment, rising rents, domestic violence and may result in an eviction. After a period of
housing instability, a household may exhaust their resources and experience homelessness.
Homelessness may include those living in a shelter, an institution, or an unsheltered location. When a
household is experiencing homelessness or housing instability, they can contact 2-1-1 to be connected
with appropriate services. For many homeless and housing unstable households, the path to housing
stability can be complex. Housing would be considered stable if a household is not spending more than
30% of their income on housing expenses and the housing unit is not overcrowded or substandard.
Subsidized rental housing is one pathway to stable housing, along with unsubsidized naturally occurring
rental housing and homeownership. Even when permanently housed, at any point a household may
experience a life change or a change in rent that results in them experiencing housing instability or
homelessness again. Housing exists along a continuum and households may move slowly or quickly
along that continuum.

HOMELESS

PREVENTION DIVERSION

Hotels / motels Unsheltered

Doubled up with

) ; Institutions
family or friends

+ Substance use
+ Behavieral
= Jail
+ Hospitals

Evicted
CALL 2-1-1 AND
COORDINATED
ENTRY

Sheltered
+ Emergency shelter

Housing cost » Transitional housing

burdened

HOUSING INSECURE HOUSED

Subsidized rental housing

= short term rental subsidies
Homeownership Medium term rental subsidies
s Public housing

* Housing Choice Voucher

« Permanent supportive housing

Unsubsidized rental
housing

NTRODUCTION 19
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KEY FINDINGS: HOUSING INSTABILITY

Incomes have not kept pace
with rents

Since 2005, inflation adjusted median
gross rents increased more than
median household income

+16% rent
‘/l\ /J\/ +2% income

5103

Hours of work at minimum wage
needed to afford a 2-bedroom unit at
FMR

SO WHAT?

When income does not keep pace
with rental costs, it can result in
households becoming cost-
burdened or having difficulty
finding housing they can afford.

The number of evictions
granted decreased while the
number of eviction filings
increased from FY16 to FY18

=5 29,140

Eviction cases (summary ejectments)
filed in Mecklenburg County in
FY2018

+497

More complaints filed in FY18
compared to FY17

S0 WHAT?

Evictions are connected to housing
instability and homelessness. An
eviction can both impact a
household losing housing and
prevent them from obtaining future
housing.

The number of cost-burdened
renters increased

43%

of renter households in Mecklenburg
County were cost-burdened in 2016

qi /5,930

renter households in Mecklenburg
County were cost-burdened in 2016
compared to 66,790 in 2010

SO WHAT?

Cost-burdened households may be at
risk of losing their housing and may be
forced to make tradeoffs with other
living expenses like medical care.

KEY FINDINGS | 11



KEY FINDINGS: HOMELESONESS

The number of people
experiencing sheltered
homelessness decreased from
FY15 to FY17, but the number
of people experiencing
homelessness on the night of
the 2018 PIT Count increased

Over 1/3 of people in
emergency shelter or
transitional housing had
experienced homelessness
previously

The average length of time
spent in emergency shelter
increased

More students in Charlotte-
Mecklenburg Schools were
identified as McKinney-Vento

PIT Count survey respondents
shared that their biggest
barriers to housing were tied
to economic mobility

12 | KEY FINDINGS

5104 W 17% s

2016

people experienced sheltered homelessness

in FY17, a decrease of 17% from FY16

E31568 A 13% s

people experienced homelessness
on one night in January 2018, an increase
of 13% from 2017

O 349

of people experiencing sheltered
homelessness in FY17 experienced
homelessness previously

77 days on
average to exit

[
ES PH

The average length of stay in
emergency shelter was 77 days in
FY17, an increase of 6 days from FY16

&, 4598

Students were identified as eligible for
McKinney-Vento services in the
2017/2018 school year, an increase of
10% from the 2016/2017 school year

Biggest Barrier to Housing
PIT Count 2018

Unable to afford
rent

Unemployment [N 22%

[ JKEID

Other 39%
N=923

SO WHAT?

The change in people
previously experiencing
homelessness is an important
indicator of whether our
community is making
homelessness nonrecurring.

SO WHAT?

The share of people previously
experiencing homelessness is
an important indicator of
whether our community is
making homelessness
nonrecurring.

SO WHAT?

Change in the length of stay is
an important indicator of
whether our community is
making homelessness rare,
brief and nonrecurring.

SO WHAT?

Experiencing homeless impacts
the physical and mental health
outcomes of children and leads
to lower social-emotional and
academic well-being.

SO WHAT?

Solutions to homelessness are
connected to solutions for
increasing affordable housing
options and access to
employment.



KEY FINDINGS: STABLE HOUSING

Rapid re-housing, other forms
of permanent housing, and
permanent supportive housing
increased from FY10 to FY18

RAPID RE-HOUSING

+491%

Increase in beds from 2010 to 2018

PERMANENT SUPPORTIVE HOUSING

+269%

Increase in beds from 2010 to 2018

OTHER PERMANENT HOUSING

+115%

Increase in beds from 2010 to 2018

S0 WHAT?

There was an increase from 2010 to
2016 in permanent housing beds for
people who are formerly homeless.
However, from 2016 to 2017 the
number of permanent housing
beds decreased and the need for
permanent supportive housing
continues to outpace the supply.

The Housing Trust Fund has
supported 6,572 affordable
rental developments since

2002

Total units at <30%

(Completed and pending)
City of Charlotte Housing Trust
Fund, FYO2 to FY18

6,572

Total Affordable
Units

Total

Source: City of Charlotte Housing Trust
Fund report, December 2017

S0 WHAT?

The need for more affordable
housing outweighs the amount of
development HTF dollars can
support. Strategies to expand and
leverage HTF dollars are being
explored by the City, County, and
community stakeholders.

13,609 people remain on the
housing choice voucher
waiting list

HOUSING CHOICE VOUCHER
AS OF AUGUST 2018

513609

Households on HCV
waitlist

v
4473

Voucher holders in
Mecklenburg County

S0 WHAT?

When the Housing Choice
Voucher waiting list opened,
there were 31,723 people on the
waitlist in January 2015. While
the number of people on the
waiting list has decreased, the
number of vouchers available is
less than the number of people
requesting assistance.

KEY FINDINGS 113
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HOUSING INSTABILITY

WHERE ARE WE IN THE CONTINUUM?

Housing instability or insecurity takes several forms. The most common definition for housing instability is if a
household is cost-burdened or spending more than 30% of its gross income on housing. There are other forms of
housing instability, such as living in overcrowded housing or in housing in poor condition. A household may move
along the housing continuum from stable housing to housing instability or from housing instability into homelessness.
Some households may experience housing instability for an extended period of time due to a lack of access to housing
that is affordable. Others may experience housing instability due to a sudden life event, such as the loss of
employment. As a result of a housing cost-burden or other circumstances, a household may be evicted, which can
lead to a household becoming homeless, doubling up with family or friends, moving into a hotel/motel, or being
separated. When a household is experiencing housing instability or at imminent risk of losing their housing, they can
contact 2-1-1to be connected with appropriate services.

- PREVENTION

. Hotels / motels

o Doubled up with
. family or friends

N Evicted
CALL 2-1-1 AND
COORDINATED

ENTRY Housing cost

burdened

HOUSING INSECURE

HOUSING INSTABILITY 1 16



INSTABILITY

WRAT IS HOUSING INSTABILITY

Housing instability affects a large number of households. People who experience housing instability may
be characterized by frequent moves due to economic or affordability reasons, doubling up with family or
friends, or living in hotels! Many of those who experienced homelessness previously face housing
instability due to a combination of limited financial resources and high housing costs." Housing
conditions that may contribute to housing instability include

1 High housing costs. Traditionally, a household is considered to have high housing costs or be
housing cost-burdened if they are spending 30% or more of their gross income on rent and
utilities. Contributing factors to high housing costs can be the local housing market, lack of
income, and incomes not keeping pace with housing costs.

1 Poor housing quality. Poor housing quality constitutes housing that is inadequate in some way,
such as having faulty heating or electricity systems or incomplete plumbing.

1 Overcrowding. Generally, a household is considered overcrowded if there are more than two
people per bedroom.V

1 Homelessness. In regulation 24 CFR §578.3, the U.S. Department of Housing and Urban
Development defines a household as homeless if they have “a primary nighttime residence that
is a public or private place not designed for or ordinarily used as a regular sleeping
accommodation for human beings, including a car, park, abandoned building, bus or train
station, airport, or camping ground” or is residing in a shelter (emergency/seasonal shelter or
transitional housing). v Individuals experiencing housing instability may fluctuate between
periods of homelessness and temporary housing in hotels or with friends or family.

While these are some of the housing factors that contribute to housing instability, literature shows that
there are several contributing and compounding factors, like unemployment, source of income
discrimination, eviction history, accessibility to transportation, child care, household size, job security,
iliness, or other unforeseen events causing financial crisis, which lead or contribute to housing instability
among individuals and families. The effects of these can be detrimental to the health and mental
development of household members’, especially young children and adolescents."

Measuring housing instability

A traditional and widely used definition for housing affordability is
the U.S. Department of Housing and Urban Development (HUD) Housing cost-burdened
definition that a household’'s monthly housing costs should not

exceed 30% of their gross household income. If a household's
housing costs exceed 30% of their gross income, then they are

If a household’'s monthly housing
costs exceed 30% of their gross

income.
considered cost-burdened. If a household spends more than 50% of

their gross income on housing, then they are considered severely
cost-burdened. While this definition is widely used and utilizes
publicly accessible data, there are many critiques of this measure of Severely housing cost -
housing cost-burden. There are some aspects of housing burdened
affordability that this affordability measure does not take into .
If a household’'s monthly housing

account and that should be:i 4
costs exceed 50% of their gross

income.

16 | HOUSING INSTABILITY



INSTABILITY

Substandard housing

Substandard housing is housing that poses a health or safety risk to its occupants. Common causes of
substandard housing include water leaks, lead paint, severe mold, and animal or insect infestations. In
2013, more than 40% (or 35 million) of metropolitan homes posed at least one health or safety threat to
their occupants.“ii Substandard housing disproportionately affects poor renters and homeowners, who
are less likely to have affordable housing alternatives or expendable income to rehabilitate the home.

Several government and nonprofit programs in Charlotte-Mecklenburg assist low-income homeowners
with home rehabilitation. Rehabilitation projects allow homeowners to maintain naturally occurring
affordable housing (housing without a subsidy) while upholding minimum health and safety standards.
Services such the Safe Home Emergency Repair Program can also prevent cost-burdened homeowners
from entering homelessness due to a housing emergency such as loss of heat in the winter. In FY18, the
City of Charlotte provided support for the rehabilitation of 204 units through housing resources including
the Community Development Block Grant, Lead Hazard Control Program and local funding.

Habitat for Humanity Charlotte (Habitat) is one agency in Charlotte-Mecklenburg that provides
assistance for critical home repair. Habitat's program serves households that are at or below 60% AMI,
are up to date on property tax payments, have owned their home for at least 3 years, and live in homes
that are older than 10 years old and valued at less than $100,000. From FY13 to FY18, Habitat completed
critical home repairs for 384 households and anticipates that it will serve an additional 81 households in
FY19. The majority of households served through Habitat's critical home repair program are elderly
(average age is 70), low-income ($16,754 average income), and female headed households (86%). The
majority of Habitat repairs involved repairing rot or termite damage (68%), exterior repairs (59%), and
electrical panel repairs (55%).

Percentage of Projects

(9 Habitat for Humanity Critical Home Repair Types as a
&

Rot or Termite Damage N 68%

Exterior I 59%
Electrical Panel I 55%
HVAC 49%

Roof Replacement 45%
Households received Major Bath 44%
. . Weatherization 38%
critical home repair Water Heater 24%
assistance from Habitat Major Kitchen 25%
for Humanity Charlotte Reduce Water Infiltration 14%
Accessibility/Egress 11%

from FY13 to FY18
Source: Habitat for Humanity Charlotte Critical Home Repair Impact Report

Overcrowding

A household is considered overcrowded when there are more than two people per bedroom.
Overcrowding is often caused by housing instability or for large families, an inability to find a housing
unit that is affordable and large enough. A family may live overcrowded out of financial necessity,
choosing a smaller unit at lower cost. A household could also be overcrowded is because it is doubled up.
A household is “doubled up” if it shelters one or more adults who are a) not in school and b) not the head
of household or spouse or partner. Doubled up situations may occur out of necessity, such as when a
household has been evicted or lost a job and must double up with family or friends to avoid
homelessness. Overcrowding and doubled up situations may be temporary or permanent. Overcrowding
can cause stress on relationships and may impact mental health, sleep, and risk for infectious disease .

HOUSING INSTABILITY 117
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AREA MEDIAN INGOME

Area median income (AMI) is a term used throughout this report and is important for understanding
housing affordability. In addition to their use in determining eligibility for various affordable housing
programs such as the Housing Choice Voucher program, income limits are frequently referenced when
discussing affordable housing more broadly. The U.S. Department of Housing and Urban Development
(HUD) uses U.S. Census Bureau data to calculate AMI limits. The AMI limits are adjusted to account for
family size and the area median income of the housing market of the metropolitan statistical area (MSA).

HOW THIS LOOKS IN THE CHARLOTTE METRO AREA

The Charlotte metro area includes Cabarrus County, NC, Gaston County, NC, Mecklenburg County, NC,
Union County, NC, and York County, SC. Based on the FY18 AMI limits (see Table 1), a family of four in the
Charlotte-Mecklenburg metro area is considered extremely low-income (less than 30% AMI) if it has an annual
income of $25,100 or less and very low-income (31% to 50% AMI) if it has an annual income of $37,050 or less.

If a household spends no more than 30% of their gross income on housing and utilities, this means that a very low-
income (31% to 50% AMI) household of four could afford a maximum of $926 in total monthly rent and utilities
costs and an extremely low income household of four could afford a maximum of $628 in total monthly rent and
utilities costs. For context, Table 2 shows that in the Charlotte-Mecklenburg metro area, the FY18 Fair Market Rent
(FMR) is $967 for a two-bedroom apartment, $1,310 for a three bedroom apartment, and $1,681 for a four bedroom
apartment.

Table 1. FY18 Charlotte-Mecklenburg Income Limits Summary

FY 2018 Income Limit 1 2 3 4 5 6 7 8
Category Person Person Person Person Person Person Person Person
Extremely Low $15600  $17,800  $20,780  $25,100 $29,420  $33740  $38,060  $42,380
(30%) Income Limits
Very Low $25950  $29,650  $33350 $37,050 $40,050 $43000 $45950  $48950
(50%) Income Limits
Low $41550  $47,450  $53400 $59,300 $64,050 $68800  $73550  $78300
(80%) Income Limits
Median Income $74,100

Source: U.S. Department of Housing and Urban Development. 2018. FY2018 FMR and IL. Summary System. Retrieved from:
https://www.huduser.gov/portal/datasets/il/il2018/2018summary.odn

Table 2. FY18 Fair Market Rent in Charlotte-Mecklenburd'

Efficiency 1Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms
$777 $838 $967 $1,310 $1,681

Source: U.S. Department of Housing and Urban Development. 2018. FY2018 Fair Market Rent Documentation System. Retrieved from:
https://mwww.huduser.gov/portal/datasets/fmr.htm#2018_query

! The Charlotte Housing Authority's Housing Voucher program uses Small Area Fair Market Rents, which are defined at the zip code
level.

18 | HOUSING INSTABILITY
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INSTABILITY: RENTER HOUSEHOLDS
HOUSING COST-BURDEN

In 2016, approximately 43% (75,930) of all renters in Mecklenburg
County spent more than 30% of their income on housing. Of
those cost-burdened households, approximately 32,874

Housing cost-burdened
If a household's monthly
housing costs exceed 30%

households were severely cost-burdened, representing 19% of all of their gross income.

renter households. The share of cost-burdened renters in

Mecklenburg County is lower than the national share (47%)X Severely housing cost -
burdened

The share of cost-burdened households in Mecklenburg County T bouscihelds iy
decreased from 49% in 2010 to 43% in 2016. This is similar to a housing costs exceed 50% of
national trend in the decrease of cost-burdened households (51% their gross income.

in 2011 to 47% in 2016)X" While the share of cost-burdened

renters in Mecklenburg County decreased overall from 2010 to 2016, the nhumber of cost-burdened
renters spending 30-49% of their gross income on housing increased by approximately 12,000 people.
This growth is due in part to more people entering the rental market. One factor that may be impacting
the decreased share of cost-burdened households is an increase of higher-income households in the
rental housing market and a decrease in the number of low-income households. From 2010 to 2016, the
share of renter households with incomes above $75,000 increased from 11% to 25% (approximately 28,000
more households), while the share of renter households earning less than $20,000 decreased from 27%
in 2010 to 16% in 2016 (approximately 9,000 households less).

Cost-burdened Approximately 75,930 renter households in
O renter households Mecklenburg County spent more than 30% of
0 in 2016 their gross income on housing in 2016.
The share of severely cost-burdened renter The number of severely cost-burdened renter
households decreased since 2010 households decreased
Cost-burdened households in Mecklenburg County Cost-burdened households in Mecklenburg County
Cost-burdened Severely cost-burdened
31to 50% of (> 50% of income)
( 6 6 79,252 75,930
income)
2005 24% 21% Total cost 66'W
burden
2009 22% 22%
Severely cost-
2010 23% 26% burdened 40,810
(>50% of income) 35812 — /3,056
2013 25% 21%
Cost-burdened / 38,442 32,874
2015 23% 22% (31to50% of 30978
income)
2016 24% 19%
2010 2015 2016
Source: U.S. Census Bureau American Communities Survey Source: U.S. Census Bureau American Communities Survey
1-Year Estimates 1-Year Estimates
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INCOME AND RENTAL AFFORDABILITY

When we analyze renter-occupied data by income, it reveals that a higher proportion of lower-income
households face a housing cost-burden compared to high-income households—this excludes household
size or remaining discretionary funds, which could further exacerbate the burden households face. Every
income group, except for those earning less than $20,000, experienced an increase in the share and
number of cost-burdened renters. A decrease in the number of cost-burdened renter households
earning less than $20,000 contributed to the overall decrease in the share of cost-burdened renter
households. This decrease may be due to a variety of reasons including low-income renters leaving the
Charlotte rental market, experiencing homelessness, or increasing income. In 2016, 93% of renter-
occupied households in Mecklenburg County that earned less than $20,000 were housing cost-
burdened. This is slightly higher than the percentage nationally, which was 89% in 2016.

The most recent data from HUD on housing cost-burden by AMI from 2009 to 2013 shows a similar
pattern of a higher share of cost-burdened low-income households.

A larger share of lower income renter households are housing cost-burdened
Cost-burdened households by income in Mecklenburg County

2013 w2016

94% 93%
86%
77%

51% .
46% 43%

33%
18%
12%
1% 2%
Less than $20,000 - $35,000 - $50,000 - $75,000 or more Total
$20,000 $34,999 $49,999 $74,999

Source: U.S. Census Bureau American Communities Survey 1-Year Estimates

Extremely low income and very low income households are more cost-burdened
Cost-burden by AMI in Mecklenburg County, 2009-2013

Cost burdened >30% M Severely cost burden > 50%

81% 8%

73%

49%
35%

15%

7% 1% 4% %
[
<= 30% AMI >30% to <=50% AMI  >50% to <=80% AMI >80% to <=100% AMI >100% AMI

Source: U.S. Department of Housing and Urban Development Comprehensive Housing Affordability Strategy (CHAS) dataset, 2009-2013.
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One factor that can be attributed to housing cost-burden is the difference in the growth rate of median
gross rent and median gross income. From 2005 (pre-recession) to 2016, inflation adjusted median
household income increased by only 2% while median gross rent increased by 16%, making rents less
affordable for some households. Renter incomes have increased the same amount as the median gross
rent (16%), however this is due in part to households that were homeowners moving into the rental
market during the recession. From 2010 to 2016, the share of renters earning $75,000 or more doubled
from 12% to 25%.

The gap between rental housing costs and incomes contributes to housing instability
Median gross rent and median household income in Mecklenburg County (inflation adjusted)

20%

Median gross rent
+16%

15%

10%

5%
Median household
income +2%

0%

2005 2007 2008 009 20T 2012 2013 2014 2015 2016

-5%

-10%

-15%

Source: UNC Charlotte Urban Institute tabulations of U.S. Census Bureau American Communities Survey 1-Year Estimates.
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WAGES AND RENTAL AFFORDABILITY

The 2018 Out of Reach Report produced by the National Low Income Housing Coalition examines wages
in comparison to Fair Market Rents (FMR) in an area. The FMR is developed by HUD and provides an
estimate of gross rent for a “standard-quality rental housing unit” in the current market. These gross rent
estimates “include the shelter rent plus the cost of all tenant-paid utilities, except telephones, cable or
satellite television service, and internet service.”

The Out of Reach Report provides the hourly wage needed to afford a unit or the number of hours that a
person making minimum wage would need to work to afford a unit and not spend more than 30% of
their income on housing (a standard measure of affordability).

Based on the 2018 minimum wage of $7.25 in Mecklenburg County, a household with one earner working
a typical 40-hour workweek could afford a combined monthly rent and utility expense of $377. However,
to afford a two-bedroom unit at FMR ($967), a household must make $18.60 per hour ($38,680 per year)
or work approximately 103 hours per week at minimum wage. In order to afford a one-bedroom unit at
FMR ($838), a household would have to earn $16.12 ($33,520 per year) or work 89 hours per week at
minimum wage.

Hours of work at Monthly rent payment
minimum wage needed affordable at minimum wage
to afford a 2-bedroom unit

at FMR

Minimum wage falls short of the salary needed to afford a basic rental unit at FMR
Mecklenburg County wage needed to afford Unit at fair market rent, 2018

Wage .
Wage ‘

Minimum Wage $7.25

Source: National Low Income Housing Coalition. (2018). Qut of Reach 2018. Retrieved from: http://nlihc.org/oor
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RENTAL MISMATCH

Another factor influencing housing affordability is a rental
mismatch. While some units may be affordable at a certain
income level, it does not necessarily mean that people at that
income level are the ones renting the unit. A rental mismatch
occurs when households are renting up (renting units that
cost more than what is affordable to them) or renting down
(renting units that cost less than what would be affordable to
them). Households may rent up in order to have access to
better schools, be closer to resources, or because they are
forced to due to a lack of affordable housing. A household
may rent down to save money or because they simply choose
to do so. When a household rents down, it means that the
rental unit is no longer available to those at that income level.
Analysis by the City of Charlotte using the most recent data
from 2016 examined the rental mismatch. The City found that
in the City of Charlotte there was a gap in housing available
at all AMI levels in 2016.

From 2012 to 2016, the gap decreased for those at 30% of AMI
or below by 6,164 (from 27,398 to 21,234), but the gap
remained one of the largest. The City found that the decrease
in the gap at 30% of AMI was related to a 22% decrease in the
number of extremely low-income renter households as
economic conditions improved. The gap increased at 31 to
50% AMI and 51 to 80% AMI. The increase at 31 to 50% of AMI
was found to be due to a loss of naturally occurring affordable
housing (NOAH). Notably, the number of units affordable at
31 to 50% of AMI declined by 54% as rents for many increased
to the 51 to 80% AMI range.

The number of households <30% AMI
experiencing rental mismatch decreased
City of Charlotte Affordability Gap, 2012 to 2016

80%+ AMI
35254 33,898
<30% AMI
27,389
21,234
14,523
1,367
51to 80% AMI s 5,154
3,108 -
2012 2016

Source: City of Charlotte analysis of U.S. Census, American
Community Survey, Public Use Microdata Sample, 1-Year
Estimates, 2012-2016. Accessed from:
https://www.census.gov/programs-
surveys/acs/data/pums.html

Demand exceeds availability of affordable rentals, causing many households <80% AMI to rent up

City of Charlotte Affordability Gap, 2016

30% AMI AND BELOW 31T050% AMI 51T080% AMI >80% AMI
Gap: 21,234 Gap: 14,523 Gap: 5,154 Gap: 33,898 B renter households
l Rental units with households
renting down
70426 t Rental units, with households
33116 renting up
4 [ | Rental units, with households at
carresponding AM|
24896
32,056
27,899 1
19,716
8,116 .
5741 43641

Households  Units Households  Units Households  Units Households

Units

Source: City of Charlotte analysis of U.S. Census, American Commmunity Survey, Public Use Microdata

Sample, 1-Year Estimates, 2012-2016. Accessed from: https;/Awww.census.gov/programs-
surveysfacs/data/purms.html
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INSTABILITY: OWNER-OCCUPIED HOUSEHOLDS

HOUSING COST-BURDEN

In contrast to renter-occupied households, the number
and proportion of housing cost-burdened owner-
occupied units (both with a mortgage and overall)
decreased from 2005 to 2016 in Mecklenburg. When we
look specifically at households with mortgages, in 2005
51,706 (31%) of homeowners with mortgages were cost-
burdened, compared to 39,867 (23%) in 2016—a decrease
of 8 percentage points.

This trend in Mecklenburg County is similar to the
national trend, where the share of housing cost-burdened
homeowners decreased from 2010 to 2016X1 At the
national level, these trends may be reflective of
homeowners losing their homes to foreclosures and
moving into the rental market alongside stricter lending

restrictions.

Housing cost-burdened
If a household’'s monthly housing
costs exceed 30% of their gross
income.

Severely housing cost -

burdened

If a household’'s monthly housing
costs exceed 50% of their gross
income.

)

Cost-burdened
owner-occupied
household in
2016

3%

Approximately 39,867 owner-occupied
households in Mecklenburg County spent more
than 30% of their gross income on housing in
2016

The share of cost-burdened owner households

with a mortgage decreased since 2010
Cost-burdened households in Mecklenburg County

Cost-burdened Severely cost-burdened
(30 to 49% of (greater than 50% of

income) income)
2010 20% 14%
2015 15% 1%
2016 13% 10%

Source: U.S. Census Bureau American Communities Survey
1-Year Estimates
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The number of cost-burdened households with

a mortgage has decreased since 2010
Cost-burdened owner-occupied housieholds with a mortgage
in Mecklenburg County

37,070

Cost-
burdened
(30to 49% of
income)

Severely
cost-
burdened
(>50% of
income)

18,590
16,607

2010 2015 2016

Source: U.S. Census Bureau American Communities Survey
1-Year Estimates
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INCOME AND OWNER-OCCUPIED HOUSING AFFORDABILITY

In 2016, 85% of owner-occupied households with incomes of less than $20,000 were cost-burdened,
compared to only 4% of households with incomes of $75,000 or above. For households with an income
between $20,000 and $34,999, the share of cost-burdened households decreased slightly from 60% to
55%. In contrast, renter households with incomes in this same income range saw an increase in cost-
burdened households.

A larger share of low-income homeowners are housing cost-burdened
Cost-burdened households by income in Mecklenburg County

2013 m20l6
g1% 8°%
60%
55%
41% 42%
o)
21% 189 24% 0%
||
Less than $20,000  $20,000 - $34,999 $35,000 - $49,999 $50,000 - $74,999 $75,000 or more Total

Source: U.S. Census Bureau American Communities Survey 1-Year Estimates.

Using the most recent data from 2009 to 2013 for cost-burden by AMI, a similar pattern emerges with a
larger proportion of extremely low- and very low-income homeowners experiencing housing cost-
burdens than higher-income homeowners. More homeowners than renters at 50 to 80% AMI are severely
cost-burdened (21% vs. 7% comparatively).

Households at lower AMIs are more cost-burdened
Cost-burdened households by income in Mecklenburg County

m Cost burden > 30% B Cost burden > 50%
80%
66% 69%
59%
44%
38%
21%
1%
| |
<=30% AMI >30% to <=50% AMI|  >50% to <=80% AMI >80% to <=100% AMI >100% AMI

Source: U.S. Department of Housing and Urban Development Comprehensive Housing
Affordability Strategy (CHAS) dataset, 2009-2013.
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MOBILITY

Frequent residential moves are one aspect of housing instability. Frequent moves can impact student'’s
academic performance and school attendance. One way to measure mobility is to look at whether a
person is residing in the same dwelling as they did one year ago. In 2016, households living below poverty
were more mobile than households above the poverty level, but less so than in previous years. In 2016,
25% of people below the poverty line moved within the previous year (15% moved from within the state
and 6% moved from outside of the state), compared to 16% of those not below poverty (11% from within
the state and 4% from outside the state). These data points do not take into account whether a household
rents or owns however, so the differences in moves may be reflective of the differences in mobility among
renters versus owners as well.

The share of people below poverty who have moved in the past 12 months has

decreased
Moved in the Past Year by Poverty Status in the Past 12 Months - Mecklenburg County

At Poverty Level or Above B Below Poverty Level

16%

2016
I, %
18%
2015
T — o
18%
2014
Iy 0%
16%
2013
W

Source: U.S. Census Bureau American Communities Survey 1-Year Estimates
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EVICTIONS

Evictions are both a cause and consequence of housing instability. Inability to pay rent is the number
one reason that landlords attempt to evict a tenant in Mecklenburg County. Once a landlord attempts
to evict a tenant, it will show on the tenant’s rental history and can have a lasting impact on a tenant’s
ability to find future housing. The costs associated with evictions are also costly to both the landlord and
the tenant. There are two types of evictions: (1) Aformal eviction, which is the legal process through which
a landlord seeks to regain possession of a leased premises by concluding a tenant's right to occupy the
premises, as a result of the tenant violating terms of the lease agreement, holding over after the
expiration of the lease, or engaging in criminal activity; (2) an informal eviction, which is when the tenant
is forced to move from their premises through methods other than the legal process (e.g. increasing rent
substantially, landlord telling tenant they should/must leave, deferring maintenance, etc.).

Formal eviction
Legal process in which a landlord seeks to regain possession of a leased
premises by concluding a tenant’s right to occupy the premises, as a

EVICTION result of the tenant violating terms of the lease agreement, holding
over after the expiration of the lease, or engaging in criminal activity.

An action to forece a
tenant with a written or

oral lease to move from Informal eviction
8 Tenant is forced to move from their premises through methods other
the prem ISe.S Where than the legal process (e.g. increasing rent substantially, landlord
they reSIde, telling tenant they should/must leave, deferring maintenance, etc.).

29,140 12428

Eviction cases (summary ejectments) filed in Average number of evictions filed per month in
Mecklenburg County in FY2018 Mecklenburg County in FY2018

~216.944 492  @165%

Evictions granted in whole or part in More complaints filed in Eviction filing rate
Mecklenburg County in FY18 FY18 compared to FY17 The number of eviction filings in FY18

(58% of all summary ejectment per 100 rental homes.
complaints)

HOUSING INSTABILITY 127



INSTABILITY

The number of eviction cases filed (summary ejectments) decreased by 10,033 from FY11 to FY16, but then
increased by 669 filings from FY16 to FY18. While the number of filings has increased, the share of
decreased from 62% in FY16 to 58% in FY18. This decrease in the share of cases granted was most notable
from FY16 to FY17. During this period, the number of cases filed increased by 177 but the number of cases
granted in whole or in part decreased by 1,190. The most recent data available from the Eviction Lab
found that the 2016 eviction filing rate in Mecklenburg County was 10.31 percentage points higher than
the national average and the eviction rate was 3.49 percentage points higher.

Attempts to evict tenants increased two years in a row after decreasing for 6 years
Summary Ejectment Issue Filings Granted in Whole or In Part, Mecklenburg County

39,173
Cases
filed 34402 34761 N
31582 " % increase FY17
26,699
29,140 [SARGY
28,471 Z
Granted 2825 904 21804 +2%
in whole
orin 18,947
Loleee 16,944
part
+3%
FYN FY12 FY13 FY14 FY15 FYl6 FY17 FY18
Source: UNC Charlotte Urban Institute analysis of NC Courts VCAP Data
Since 2010, the share of eviction cases granted in whole or in part decreased slightly
Summary Ejectment Issue Filings Granted in Whole or In Part, Mecklenburg County
68%
64% 64% 64%
62%
60%
58%
I ]
FYM FY12 FY13 FY14 FY15 FY16 FY17 FY18

Source: UNC Charlotte Urban Institute analysis of NC Courts VCAP Data
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The number of eviction (summary ejectment) case filings vary across the course of the year. The data
show a pattern, with evictions typically increasing in the fall following when kids are home for the
summer, AC Bills increase, benefits may run out, and when people may be out of employment. They
then tend to increase again around the holiday season and when the weather cools. Eviction filings reach
their lowest point in March around tax season and when families received energy assistance through the
Low Income Home Energy Assitance program. The seasonal fluctuations in FY18 reflected the patterns
of previous years, except that there were more filings in September compared to the previous year.

Eviction case filings in FY18 followed similar seasonal patterns as previous years
Summary ejectment case fillings FY11 to FY16

Childcare for kids home for Holiday Tax returns, utility
summer, increased AC bills, season, assistance from
benefits may run out, lack of weather LIHEAP
summer employment cools

4000

3500

3000
FY1

2500 8

2000

1500

1000

Jul Aug Sept Oct Nov Dec Jan Feb Mar Apr May Jun

Source: UNC Charlotte Urban Institute analysis of NC Courts VCAP Data
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HOMELESSNESS

WHERE ARE WE IN THE CONTINUUM?

A household can move into homelessness after facing a period of housing instability, or suddenly due to
a situation that causes them to flee or lose their housing. They may also experience frequent episodes of
housing instability and homelessness, without ever being stably housed. As a housing and homelessness
system, the goal is for a household experiencing homelessness to move from homelessness into stable
housing as quickly as possible—for their episode of homelessness to be rare, brief, and non-recurring.
Homelessness takes various forms and may be considered literal homelessness which is defined by HUD.
It can also include when someone is in an institution, hotel, or doubled up staying with family or friends.
These latter forms are often undercounted. This section will describe Charlotte-Mecklenburg's progress,
the characteristics of those who are experiencing literal homelessness, and who is uncounted or under

counted.
CALL 2-1-1 AND

COORDINATED
ENTRY

HOMELESS

DIVERSION

Unsheltered

Institutions
+ Substance use
» Behavioral
« Jail
« Hospitals

Sheltered
Emergency shelter
+ Transitional housing

STABLY HOUSE®
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DEFINING HOMELESSNESS

The U.S. Department of Housing and Urban Development (HUD) defines homelessness within the four
categories listed below. This report includes information primarily on those who are literally homeless.

Literally Homeless Individuals and families who lack a fixed, regular, and
adequate nighttime residence and includes a subset for
an individual who is exiting an institution where he or
she resided for 90 days or less and who resided in an
emergency shelter or a place not meant for human
habitation immediately before entering that institution

Imminent Risk of Homelessness Individuals and families who will imminently (within 14
days) lose their primary nighttime residence.

Homeless Under Other Federal Unaccompanied youth under age 25 and families with
Statutes children and youth who are defined as homeless under
other federal statutes who do not otherwise qualify as
homeless under this definition. This definition is not
currently in use because there are no resources being
allocated for it.

Fleeing/Attempting to Flee Domestic | Individuals and families who are fleeing, or are
Violence attempting to flee, domestic violence, has no other
residence, and lacks resources or support networks to
obtain other permanent housing.
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MEASURING LITERAL HOMELESSNESS

This report compiles data from several sources to help describe and contextualize those experiencing
literal homelessness in Charlotte-Mecklenburg on a given night and over the course of a year. It is
important to distinguish between the Point-in-Time Count (PIT) and Homeless Management
Information Systems (HMIS) data. The Point-in-Time Count takes a census of an estimated number of
the homeless population (sheltered and unsheltered) on a given night, while the HMIS data are collected
throughout the year and provides a count of the number of people experiencing homelessness in an
emergency shelter or transitional housing. As a result, the estimates provided by the PIT Count will be

smaller than those provided by the HMIS data.

K POINT-IN-TIME COUNT (PIT)

!

People on one night

The PIT Count estimates the number of people “with a
primary nighttime residence that is a public or private
place not designed for or ordinarily used as a regular
sleeping accommodation for human beings, including
a car, park, abandoned building, bus or train station,
airport, or camping ground” or residing in a shelter
(emergency/seasonal shelter or transitional housing).
While the federal government determines the PIT
reporting requirements for both the unsheltered and
sheltered counts, the methodology for conducting the
unsheltered count is up to each individual community
to develop and implement. The 2018 PIT Count took
place on the night of January 31, 2018 and the 2017 PIT
Count took place on the night of January 25, 2017.

P=  HOUSING INVENTORY COUNT

Beds dedicated to people currently or formerly
experiencing homelessness on one night

The Housing Inventory Count (HIC) gives a one-night
snapshot of the occupancy and number of beds that
are dedicated to people currently experiencing
homelessness or formerly experiencing homelessness.
Beds are considered dedicated to people experiencing
or formerly experiencing homelessness if: “A. The
primary intent of the project is to serve homeless
persons; B. The project verifies homeless status as part
of its eligibility determination;and C. The actual project
clients are predominantly homeless (or, for permanent
housing, were homeless at entry).”l When combined
with the PIT Count, the HIC can provide greater
insights into the capacity to shelter people
experiencing homelessness on one night and how
resources are being utilized.

HOMELESS MANAGEMENT INFORMATION SYSTEM (HMIS)

People over the course of a year

HMIS data provide an unduplicated count of people who experienced homelessness and sought
shelter or services over the course of a year at agencies receiving certain federal funding.

Doubled Up Households
Hotels and Motels
Jails / Hospitals / Other Institutions

2 https://www.hudexchange.info/resources/documents/Notice-CPD-17-08-2018-HIC-PIT-Data-Collection-Notice.pdf
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ONE NIGHT IN JANUARY 2018

PIT

PEOPLE

Emergency Shelter

Emergency Shelter Transitional Housing
Transitional Housing
Unsheltered Rapid Re-housing

Permanent Supportive Housing

Other Permanent Housing

FISCAL YEAR
OCTOBER 2016 — SEPTEMBER 2017

HMIS

PEOPLE

Emergency Shelter
Transitional Housing
Street Outreach

Rapid Re-housing
Permanent Supportive Housing

Other Permanent Housing
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2-1-1- AND COORDINATED ENTRY

NC 2-1-1is a service provided by the United Way of North Carolina. NC 2-1-1is North Carolina’s resource
for free information and referral services regarding health and human services and resources. NC 2-1-1
has a database of over 19,000 resources, including food pantries, homeless shelters, utility and rent
assistance funds, health clinics, prescriptions assistance programs, counseling and substance abuse
services, child care resources, senior resources, resources for persons with disabilities, and much more.
NC 2-1-1 can be accessed by calling 2-1-1 or going to www.nc211.org.

coordinated entry |

=a
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