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Thank You to our 
Sponsors! 



Senator Tom Davis, 
District 46

Statewide Policy: 
Workforce Affordable Housing Policy Landscape



Affordable Housing in South Carolina



The Basics

• The SC State Housing
Finance and Development
Authority(SC Housing) is a
state agency founded in
1971 to serve housing needs
of low- and moderate-income                                            i residents in our 
state.

• Funding base includes fees 
and revenue earned through 
administration of agency 
programs.

• Our mission is to create quality affordable housing opportunities for the 
citizens of South Carolina.

5



SC Housing Overview

To do this, SC Housing administers programs that fall broadly within 
three divisions:
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Single Family Programs
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Note: Totals represent calendar year end first mortgage only

Single-Family Mortgage Investment
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Lack of Affordable Homes 
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Single-Family Beneficiary



Development Programs
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Development

• 13 9% developments were awarded in 
2022, which encompasses 726 units

• 2022 tax-exempt bond issuance for 918
rental homes that will receive 4% LIHTCs
upon completion

• 2022 Small Rental Development Program awarded 2 projects that will create 28 
new homes

• 2022 Emergency Repair Program served 268 households through grants of up to 
$10,000 in repairs



Rental Assistance &
Compliance Programs
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Rental Assistance & Compliance

• 2022 – Compliance oversaw 36,473
rental homes in the state

• 2022 – 1,959 families and individuals
were assisted with our Housing Choice
Voucher program (covering Clarendon,
Colleton, Dorchester, Fairfield, Kershaw,
Lee, and Lexington)

• 2022- Conducted 174 Management and Occupancy Reviews of HUD-assisted 
properties

• 2022 – Disbursed $148 million in rental assistance payments on behalf of 
HUD Considered a “High Performer” based on HUD’s ratings



Housing Needs
in South Carolina
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Housing Needs
• Our newly revised Housing Needs 

Assessment has stark findings, even 
looking at data from before the pandemic:
• More than one in three SC households 

that earn $35,000-$75,000 are cost 
burdened.

• Approximately 50 percent of renting 
households and 25 percent of households 
with a mortgage are housing cost burdened 
in South Carolina

• The number of homes sold for less than 
$100,000 has decreased by 14.8% each 
year since 2014.

• There are approximately 150,000 eviction 
filings annually, or one for every four 
SC renter households.
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https://schousing.com/library/
marketing/Palmetto-State-
Housing-Study-2023.pdf

https://schousing.com/library/marketing/Palmetto-State-Housing-Study-2023.pdf


Thank you for your time

Lee Ann Watson, General Counsel
803-896-8771 / LeeAnn.Watson@schousing.com

Julie Davis, Multifamily Development Director
803-896-8117/ Julie.Davis@schousing.com

mailto:LeeAnn.Watson@schousing.com
mailto:Sarah.Shinsky@schousing.com


Dr. Joseph Von Nessen

The State of Housing in South Carolina: Understanding the 
Region’s Affordability Crisis: Palmetto Housing Study



THE STATE OF HOUSING IN  
SOUTH CAROLINA

Joseph Von Nessen, Ph.D.  
Research Economist  
November 13, 2023  

joey.vonnessen@moore.sc.edu

mailto:joey.vonnessen@moore.sc.edu


(1)A LONG-RUN VIEW OF SUPPLY,  
DEMAND, AND AFFORDABILITY
(2)THE ECONOMIC OUTLOOK FOR  
HOUSING MARKETS IN 2024

OVERVIEW



DRIVERS OF DEMAND



POPULATION GROWTH



Beaufort County Ranks  
10th in South Carolina

Roughly 90 percent  
of South Carolina’s  

population is  
located in just 50  

percent of the  
state’s counties

AN INCREASINGLY CONCENTRATED  
POPULATION BASE…





POPULATION GROWTH TRENDS IN THE U.S.



POPULATION GROWTH TRENDS IN THE U.S.





DRIVERS OF SUPPLY







WHAT DOES THIS IMPLY  
ABOUT AFFORDABILITY?



DEFINING “COST BURDENED”
A HOUSEHOLD THAT PAYS MORE THAN 
30 PERCENT OF ITS MONTHLY INCOME 

TOWARDS HOUSING



34.1% in Beaufort County  
(25% in South Carolina)

52.7% in Beaufort County  
(50% in South Carolina)



94.9% in Beaufort County 63.1% in Beaufort County







Figure 28 - Pct. of Households Reporting a  
Missed a Housing Payment within the Last  

Twelve Months

Figure 29 - Pct. of Households Reporting a Major  
Housing Repair Need

■ Midlands

□ Greater Upstate□ Pee Dee

■ Lowcountry

UNIVERSITY OF

South Carolina
Darla Moore School of Business



LOOKING AHEAD TO 2024!



THE BOTTOM LINE
THE GOOD, THE BAD, AND THE UGLY!

• THE SOUTH CAROLINA ECONOMY HAS BEEN RESILIENT IN 2023  
BUT IS STILL READJUSTING

• THERE ARE SIGNIFICANT HEADWINDS FIGHTING THE FEDERAL  
RESERVE ON INFLATION THAT WILL PERSIST INTO 2024

• THE LIKELIHOOD OF RECESSION HAS DECREASED, BUT DON’T  
GET TOO COMFORTABLE YET



READJUSTING TOWARDS EQUILIBRIUM
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We are still readjusting from  
the “goods bubble” that  

drove the surge in  
manufacturing and housing



EVEN THOUGH INFLATION HAS COME DOWN  
SUBSTANTIALLY IN 2023, CONSUMER CONFIDENCE  

REMAINS LOW. WHY?

THE CUMULATIVE EFFECTS OF INFLATION HAVE  
LOWERED PURCHASING POWER.



Source: U.S. Bureau of Labor Statistics

WAGE GROWTH AND INFLATION
Sept. 2023 vs. Sept. 2020
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MISERY INDEX VS. CONSUMER SENTIMENT
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WE’VE SEEN SIGNIFICANT PROGRESS  
TOWARDS INFLATION REDUCTION!

BUT THERE’S STILL A LONG  
WAY TO GO

GOOD NEWS AND BAD NEWS
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+3.7%

+4.1%



U.S. INFLATION RATE (YEAR/YEAR)

Source: U.S. BLS, Consumer Price Index
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CPI: All Items CPI: Services CPI: Durable Goods

Inflation is being  
mostly driven by the  

services sector.



WHERE ARE INTEREST RATE HIKES  
HAVING THE LARGEST IMPACTS?

THE HOUSING MARKET!
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DIRECT EFFECTS (2022 & 2023)
ANY REDUCTION IN HOUSING SALES DUE TO  

DECREASES IN HOUSING AFFORDABILITY

INDIRECT EFFECTS IN 2024?
ANY FURTHER REDUCTION IN HOUSING SALES  

DUE TO INCREASES IN UNEMPLOYMENT



Source: U.S. Census Bureau

U.S. NEW SINGLE-FAMILY HOUSING SALES
in thousands
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SOUTH CAROLINA HOUSING SALES

Source: South Carolina REALTORS
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FED IS CONTINUING TO WALK A  
TIGHTROPE!

SO FAR, A SOFT LANDING IS ON TRACK…



Source: U.S. Bureau of Economic Analysis
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U.S. JOB OPENINGS RATE

Source: U.S. Bureau of Labor Statistics
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• RISING HEALTHCARE COSTS

• U.S. MOVING AWAY FROM GLOBALIZATION

• ONGOING LABOR SHORTAGE

POTENTIAL SOURCES OF INFLATIONARY 
PRESSURE IN 2024



THESE FACTORS COULD LEAD THE  
FED TO LEAVE INTEREST RATES  

HIGHER FOR LONGER…

…MEANING THAT WE ARE NOT OUT  
OF THE WOODS



THE BOTTOM LINE
THE GOOD, THE BAD, AND THE UGLY!

• THE SOUTH CAROLINA ECONOMY HAS BEEN RESILIENT IN 2023  
BUT IS STILL READJUSTING

• THERE ARE SIGNIFICANT HEADWINDS FIGHTING THE FEDERAL  
RESERVE ON INFLATION THAT WILL PERSIST INTO 2024

• THE LIKELIHOOD OF RECESSION HAS DECREASED, BUT DON’T  
GET TOO COMFORTABLE YET



THANK YOU!



Panel 1

How do we create affordable housing at scale?



Woda Cooper Companies, Inc.

• Formed in 1990
• Private company / Employee owned (ESOP)
• Headquarters: Columbus, Ohio – Southeast Office: Savannah, Georgia
• Develops, builds, and manages multifamily properties in 17 states 
• Owns 350+ properties
• Manages over 13,500 units 
• Industry leader - currently ranked 7th affordable housing developer in 

the nation
• Long-term owners 
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123 Club, Beaufort, SC
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Jenny Greene, Hardeeville, SC
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Crowfield Greene, Goose Creek, SC
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Parrish Greene, Estill, SC
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Oak Hollow, Summerville, SC 
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Pinecrest Greene, Charleston, SC



Mallalieu Pointe, East Point, GA



Charleston Redevelopment Corporation
Palmetto Community Land Trust

• Who We Are
• a private 501(c)3 nonprofit corporation (Countywide Service Area)
• Three permanent stakeholder members 
• Palmetto Community Land Trust provides long-term housing affordability

• Outcomes/Metrics
• $14,500,000 in Affordable Housing Loans
• $8,000,000 in Apartment acquisitions
• $4,000,000 in Direct Investments

• Project Classifications
o Preservation: 

 Common Cause (Rehabilitation)
 Acquisition Preservation of Existing Units)

o New Construction Activities 
 Single Family Detached (homeownership)
 Scattered Site Rental

o Lending 
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Scattered Site - Homeownership
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Preservation
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1890 Ashley River Road
West Ashley
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Schaumber Development



WHO WE ARE:

Schaumber Development is a real estate development 
and consulting firm specializing in quality affordable 
housing. Our company takes great pride in creating 
housing that is attractively designed, skillfully built, 
and well-managed.

We are known for engineering creative solutions, 
handling complex financial structures, and innovative 
approaches to development and design. We are 
committed to long-term success and engagement 
within the communities we build.

THE SULLIVAN

Building Developments That Enhance Communities



Formed in 2001, Schaumber Development 
is an affordable housing developer and 
consultant with office located in South 
Carolina and Maryland. To date, 
Schaumber Development has developed 
more than 20 New multifamily 
communities in the Carolinas exceeding 
1,200 apartment homes and rehabbed 
more than 350 units.

Completed Multifamily 
Developments



Communities 
Built

CR E S CE N T  V I L L A S  I  &  I I     
( F L O R E N CE  S C)

E V E RG R E E N  V I L L A S  ( S U M T E R ,  S C )

G UA R D I A N  A N G E L  V I L L A  
( CH A R L O T T E ,  N C)



Communities 
Built

JAC K S O N  C R E E K  ( C O L U M B I A ,  S C )

M A N O R  AT  W E S T  G R E E N V I L L E  
( G R E E N V I L L E ,  S C )

T H E  E L L I N G T O N  ( S PA R TA N BU RG,  S C )

T H E  G A L L E RY  AT  W E S T  G R E E N V I L L E  
( G R E E N V I L L E ,  S C )



The Sullivan
CO M P L E T E D  I N  S U M M E R  2023

6001  JACK S  L O O KO U T  R D

G R E E N V I L L E ,  S C  2961 7



Swansgate III
CO M P L E T E D  R E H A B  I N  S U M M E R  2023

1023  &  1053  F U T R E L L  D R I V E    
M Y RT L E  B E ACH ,  S C  29577



• Coming Soon in 2025

• 29 Oakley Drive

• Greenville, SC 29607

• 88 units (1,2&3 
Bedrooms)

The Riley Overbrook



Panel 2

Locally Driven Creative 
Affordable Housing Initiatives and Solutions



BUILD    DEVELOP    CONNECT

• FOUNDED IN 1998

• 700 HOMES DEVELOPED 
TO-DATE

• 181 IN CONSTRUCTION 
QUEUE AT PRESENT

• MARKET QUALITY SINGLE-
FAMILY

• CONNECTIONS TO 
RESOURCES FOR ECONOMIC 
MOBILITY OFFERED FOR EACH 
HOUSEHOLD

• MIXED-INCOME 
DEVELOPMENT EMPHASIS

My contact:
Don Oglesby—President/CEO
864-546-4637
don@homesofhope.org



































SOME FINANCIAL TOOLS

• Patient or philanthropic capital
• Public/Private partnerships 

(Government/Churches/Corporations)
• Developer vs. General Contractor
• Equity Fund
• RRR fund (Rental Revenue Reinforcement)
• H.O. fund
• Tax Credits
• Bond issuances
• Market profits
• Leveraging!!!



www.lowcountryhabitat.org

http://www.lowcountryhabitat.org/


Habitat for Humanity of the Lowcountry

www.lowcountryhabitat.org

• Hilton Head Regional and LowCountry 
Habitats merged in July 2023

• Built 183 houses in total
• Now serving all of Beaufort and Jasper 

Counties
• Completed a 32-house development on 

Hilton Head Island in December 2022
• Finishing up 3 lots in Beaufort
• Up next: 3 lots in Ridgeland

http://www.lowcountryhabitat.org/


Habitat Model

www.lowcountryhabitat.org

• Competitive application process for families 
earning between 30% and 80% of AMI

• Homebuyers complete 300-400 hours of sweat 
equity

• Also take classes on homeownership skills such 
as budgeting, credit and home repairs

• Have an affordable mortgage repaid to Habitat, 
along with a silent second mortgage

• Mortgage payments of 30% or less of 
household income

http://www.lowcountryhabitat.org/


Continuing to Evolve

www.lowcountryhabitat.org

• Rehab and resell
• Minor repair program 

Traditionally, Habitat offered single-family homeownership opportunities 
through new construction on Habitat-acquired land. Over the last few years. we 
have expanded to include:

• Building on a homebuyer’s 
property

• Building multi-family units
• Building smaller cottages for seniors 

and veterans

Other Options:
• Working with private developers 

for mixed income communities

http://www.lowcountryhabitat.org/


Beaufort NSP Rehabs

www.lowcountryhabitat.org

http://www.lowcountryhabitat.org/


The Glen, Hilton Head

www.lowcountryhabitat.org

Typical Habitat House

• Approx. 1100 sq ft
• 3 bed, two bath
• Whirlpool appliances

http://www.lowcountryhabitat.org/


WHO
We Are

https://ccdc-sc.org/

501c-3 Non-Profit formed in May to 
address workforce affordable 

housing shortage across Beaufort 
and Jasper counties.

https://ccdc-sc.org/


Coastal Community 
Development Corporation 
Mission
The Coastal Community Development 
Corporation (CCDC) seeks to increase the 
availability of homes for our local and 
regional workforce by preserving existing 
housing, redeveloping existing property and 
developing new property to meet the 
demand of our region while serving working 
residents.



Mechanisms 
to Serve 
Workforce

Targeted rents that serve 50%-150% AMI

Units will be deed restricted for 99 years

Application process will ensure workers 
have first access to CCDC owned housing 
inventory in the community they work in

No short term rentals, i.e. AIR BnB



Cost Curve Bending Strategies 
Property Tax Abatement

IRS Safe 
Harbor and 
SC Law 
provides 
property tax 
relief for 
50-120% AMI 

Low-Cost Capital

Altruistic 
Investment 
with 3% 
Return

Community 
Investment
Bank 
Mortgages

Grants & Donations

Foundations

Businesses

Non-Profits
Churches

Town of HHI

Local, State & Federal

Bonds

Tax Credits

AARPA 
State Housing 
Programs

Profit Interest 

Non-profit 
approach 
removes 
developer or 
investor profit



Recent Acquisition
1 Bedroom Marshside



WENDY ZARA, CHAIR, WRAP UP AND CALL TO ACTION 



Thank You. 
We’d love to hear from you. 

Please complete brief survey, QRCode. 
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