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AGENDA i



“just the facts, ma’am”
Sources of Data

• U.S. Census
• American Community Survey (U.S. Census)
• ESRI Business Analyst
• Town of Chapel Hill
• Orange County
• Department of Housing & Urban Development (HUD)
• University of North Carolina - Chapel Hill
• Bureau of Labor Statistics
• Moody’s Analytics
• Ribbon Demographics / Nielson Claritas
• Triangle Multiple List Serve
• New Residential Construction Index (U.S. Census)
• Chapel Hill - Carrboro Community Home Trust
• State of North Carolina

PURPOSE & METHODOLOGY ii
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Recent Performance. The recovery is taking 
a firmer hold in Durham. The state government 
has been instrumental in driving a healthy upturn 
in employment during the latter half of 2009. 
Strength has also been noticed recently in private 
services, notably retail, wholesale and professional 
services. In the goods-producing sector, manufac-
turing has shown tentative signs of stabilization but 
the construction industry has kept cutting payrolls 
at an alarming rate. Building permits remain mired 
near record lows and the nascent recovery in home 
sales provides only scant hope for the construction 
industry. DUR’s unemployment rate has averaged 
above 8% in recent months, a record high. Howev-
er, expansion in the labor force was the main driver 
behind this increase and labor market slack remains 
well below average

ResearchTriangle. The outlook is improving 
for technology and biotechnology firms in the Re-
search Triangle. Credit markets are slowly coming 
back to life, helping businesses secure financing for 
expansion. Job losses in professional, scientific and 
technical services have abated. A few encouraging 
announcements have also been made; EMC Corp., 
an information technology firm, is planning a $280 
million expansion that will add nearly 400 high-
skilled jobs over the next five years. Talecris Biothera-
peutics will invest $270 million in the expansion of 
its manufacturing facility in nearby Clayton, creating 
250 jobs. Talecris was able to raise $550 million in 
debt and $950 million through an initial public of-
fering. As capital markets continue to heal in follow-
ing quarters, other similar announcements will likely 
be made, helping the area recover its dynamism.  

Housing. DUR’s housing market will remain sta-
ble over the next several quarters. Thanks to resilient 
income growth and a government-shielded job mar-
ket, house prices have fallen only modestly during 
the recession. However, consistent home price ap-

preciation remains a long way off. In the first quar-
ter of 2010, foreclosures were nearly 60% above the 
year-earlier level. The robust increase in home sales 
since the middle of 2009 has been largely focused on 
foreclosed homes, preventing any significant pickup 
in homebuilding. Consequences have been dire for 
the local construction industry, which accounted 
for nearly one-half of the total jobs lost in the 12 
months leading to February. Moody’s Economy.com 
expects housing starts to remain below their long-
term average until the end of 2011.

Commercial real estate. Rents for commercial 
space will not increase for several years. Vacancy 
rates in the office segment rose measurably in 2009, 
as absorption remained negative for the most part 
of the year. With impacts from the recession still 
being felt, upward pressures on vacancy rates will 
be maintained and the market will favor renters. 
DUR’s retail segment could stabilize earlier than 
other metro areas’, given the relative health of in-
comes and employment in the area. 

Durham’s economy will recover mildly in 
the short term as consumer and business confi-
dence improves. In the long term, the area will 
be driven by education and healthcare and high-
tech industries. Economic incentives will sup-
port development away from traditional indus-
tries. Long-term growth prospects look healthy, 
as the economy benefits from the government’s 
relative stability and the Triangle’s science and 
tech-based cluster expansion. Restructuring in 
the Research Triangle conveys downside risks to 
the outlook. In particular, manufacturing will be 
challenged by productivity gains and other ad-
vantages in foreign countries for high-tech pro-
duction. DUR will nonetheless outpace the U.S. 
in terms of long-term job growth. 

Jimmy Jean
March 2010
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The local economy is predicted to continue to be strong.....

2003 2004 2005 2006 2007 2008 2009 INDICATORS 2010 2011 2012 2013 2014
19.6 19.5 21.2 25.1 27.7 27.3 26.6 Gross Metro Product 27.7 28.8 30.0 30.9 31.8

259.5 263.8 268.8 278.8 286.9 290.9 283.9 Total Employment 282.3 286.3 294.7 302.3 307.5
5.4 4.4 4.3 3.9 3.9 4.8 7.8 Unemployment Rate 8.0 7.2 5.3 4.9 4.6
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RELATIVE EMPLOYMENT PERFORMANCE (1995=100)
Durham-Chapel Hill MSA vs. U.S. 1995-2014
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.... helping to drive future population growth
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POPULATION PROJECTIONS
Chapel Hill Housing Market Area (HMA)
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2010 - 2030
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• 20,160 households were added to the Chapel Hill HMA (Durham, Orange, Chatham counties) 
between 2000 - 2008, broadly representing total new housing demand.  

• 37,744 housing units were 
built or permitted during that 
same period.

• Housing demand in 
Orange County was 3,500 
households compared to the 
construction of 8,460 housing units.  

• Chapel Hill experienced housing demand for 2,800 - 4,500, and added 3,190 housing units.  

Housing was overbuilt throughout the region, 
but not in Chapel Hill

Geography Demand Supply Change
Chapel HIll HMA 20,160 37,744 17,584
Orange County 3,506 8,459 4,953

Chapel Hill 3,671 3,190 (481)
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For-sale housing saw drastic rises in price during the 
past decade, particularly in Chapel Hill

HOUSING TRENDS1

MEDIAN ANNUAL HOME SALES
ALL HOUSING TYPES (2000-midyear 2010) Source:  Triangle Multiple List Serve
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Chapel Hill experienced a particularly notable rise in 
single family home prices

HOUSING TRENDS1
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Time Period Homes
Sold

Average Sales 
Price

2000 - 2010 3,206 $458,445
1990 - 1999 2,336 $379,900
1980 - 1989 2,185 $243,745
1970 - 1979 1,224 $235,673
1960 - 1969 950 $247,922
1950 - 1959 376 $278,983
1940 - 1949 128 $295,852
1930 - 1939 74 $510,822
1920 - 1929 111 $485,573
1910 - 1919 13 $603,723
1900 - 1909 9 $735,667
1800’s 16 $817,094
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Not all Chapel Hill Homes are equal in value

AVERAGE SALE PRICE OF HOMES BY DECADE
Chapel Hill, NC

Source:  Triangle Multiple List Serve
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HOUSING DEMAND2

Durham
County

Orange
County

Chatham
County

Chapel Hill
HMA

Town of Chapel Hill
Low Middle High

1 Households 2000 89,015 45,863 19,741 154,619 17,808
2 Households 2008 102,616 49,369 22,794 174,779 20,626 21,479 22,332
3 Total Housing Demand 2000-2008 13,604 3,506 3,053 20,160 2,818 3,671 4,524

4 Housing Units 2000 95,452 49,289 21,358 166,099 18,976
5 New Housing Units 2000-2008 24,070 8,459 5,215 37,744 3,190
6 Total Housing Units 2008 119,522 57,748 26,573 203,843 22,166
7 Removals (0.05%) 598 289 133 1,019 111
8 Adjusted Housing Units 2008 118,924 57,459 26,440 202,824 22,055

9 Over / Undersupply 10,469 4,953 2,162 17,584 372 (481) (1,334)
10 Vacant Units 16,308 8,090 3,646 28,045 1,429 576 (276)
11 % Vacancy 13.7% 14.1% 13.8% 13.8% 6.5% 2.6% (1.3%)
12 Less Vacancy Buffer (5%) 8.7% 9.1% 8.8% 8.8% 1.5% (2.4%) (6.3%)
13 Adjusted Housing Oversupply 10,362 5,217 2,324 17,904 326 (527) (1,380)

14 Avg. Annual Household Growth 1,511 390 339 2,240 313 408 503
15 Years to Absorb Oversupply 6.86 13.39 6.85 7.99 1.04 (1.29) (2.74)

Housing Demand vs. Supply 2000-2008



Durham
County

Orange
County

Chatham
County

Chapel Hill
HMA

Town of Chapel Hill
Low Middle High

1 Population 2008 263,048 126,985 63,373 453,406 54,972
2 Population Projection 2015 326,073 141,560 69,434 537,067 57,473
3 Population Projection 2020 336,970 148,559 75,263 561,092 60,437

4 Average Household Size 2008 2.56 2.57 2.78 2.59 2.56

6 Estimated Households 2015 127,202 55,035 24,974 207,212 22,456
7 Household Change 2008-2015 24,586 5,666 2,180 32,433 977
8 % Household Change 2008-2015 24% 11% 10% 19% 5%

9 Total Housing Demand 2008-2015
(Adjusted for Oversupply) 14,224 449 (144) 14,529 651 1,504 2,357

10 Average Permits Per Year 2,032 64 (21) 2,076 93 215 337

11 Estimated Households 2020 131,453 57,873 27,071 216,397 23,614
13 Household Change 2008-2020 28,837 8,504 4,277 41,618 2,135
14 % Household Change 2008-2020 28% 17% 19% 24% 10%

15 Total Housing Demand 2008-2020 
(Adjusted for Oversupply) 18,475 3,287 1,952 23,714 1,809 2,662 3,515

16 Average Permits Per Year 1,540 274 163 1,976 151 222 293

HOUSING DEMAND2

Demand Projections
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3 HOUSING AFFORDABILITY

Median Family Income - Chapel Hill

80% of AMI - Orange County Area Median Income - Orange County
Median Household Income - Chapel Hill
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• Taxes

• Land Costs

• Home Size / Construction 
Costs

• Housing Demand

Four factors that appear to contribute to the high prices in Chapel Hill

3 HOUSING AFFORDABILITY



Chapel Hill Durham Raleigh Cary
1 Price of Home (= to Assessment) $225,000
2 Interest 5%
3 Months 360
4 Monthly Payments $966.28
5 Tax Rate 1.54% 1.35% 0.99% 0.94%
6 Annual Taxes $3,465 $3,038 $2,228 $2,115
7 Monthly Taxes $289 $253 $186 $176
8 Monthly Payment (Before Insurance) $1,255.03 $1,219.40 $1,151.90 $1,142.53

Tax Chapel Hill Durham Raleigh Cary
Local Tax 0.494 0.545 0.3735 0.33
County Tax 0.858 0.6911 0.534 0.534
Fire Tax 0.05 0.08 0.08
School District Tax 0.1884
Capital Tax 0.0619
TOTAL 1.54* 1.35 0.99 0.94

Source:  Orange, Durham and Wake Counties

Taxes

3 HOUSING AFFORDABILITY



• Differences 
primarily due to 
average home size

• For example, 
avg. home sold in 
Chapel Hill 2000-10 
was 2,678 sq. ft. vs. 
2,154 in Raleigh

Source:  New Residential Construction Index
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Construction Cost / Home Size
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$175,067 

$99,714 

$49,736 

$98,662 

Chapel Hill Raleigh Durham Cary

0-2 Acres

0-2 Acres

• Analysis of 
“improved” land sale 
in Chapel Hill 2000-
2010

Source:  Triangle Multiple List Serve (MLS)

3 HOUSING AFFORDABILITY

Land Cost



Chapel Hill Durham Raleigh Cary
1 Size of Parcel 0.63 acres
2 Cost of Land & Infrastructure (per acre) $175,067 $49,736 $99,714 $98,662
3 Land / Infrastructure Cost $110,292 $31,334 $62,820 $62,157
4 Size of Unit (Avg. for Community) 2,680 1,866 2,150 2,600
5 Construction Cost Per Unit $77.87 $90.15 $70.39 $76.63
6 Total Construction Cost $208,692 $168,220 $151,339 $199,238
7 Cost of Marketing & Other Soft Costs (5%) $15,949 $9,978 $10,708 $13,070
8 Price of Home $334,933 $209,531 $224,866 $274,465
9 Loan Payment (20% Down payment) $267,946 $167,625 $179,893 $219,571

10 Interest 5%
11 Months 360
12 Monthly Payments $1,438.40 $899.85 $965.70 $1,178.71
13 Tax Rate 1.54% 1.35% 0.99% 0.94%
14 Annual Taxes $5,158 $2,829 $2,226 $2,580
15 Monthly Taxes $430 $236 $186 $215
16 Monthly Payment (Before Insurance) $1,868.22 $1,135.57 $1,151.22 $1,393.71

17
% Higher Monthly Payment than

Durham 64.52%
18 Raleigh 62.28%
19 Cary 34.05%

3 HOUSING AFFORDABILITY



Other Factors

• Housing Demand / 
General Appeal of 
Community

• Limited Supply

• School District

3 HOUSING AFFORDABILITY

• High sales of new 
construction vs. old

• Limited turn-over of older, 
more modestly priced real 
estate



Source:  HUD, Triangle MLS, DCI Analysis

80% 100% 125% 150% 175%

1 Annual Income $45,650 $57,063 $71,329 $85,595 $99,860
2 Monthly Housing Expense (30% of Income) $1,141 $1,427 $1,783 $2,140 $2,497
3 Single Family Affordability Gap ($1,209) ($923) ($567) ($210) $147
4 Condominium Affordability Gap $41 $327 $683 $1,040 $1,397
5 Townhome Affordability Gap ($584) ($298) $58 $415 $772
6 Annual Income $51,350 $64,188 $80,234 $96,281 $112,328
7 Monthly Housing Expense (30% of Income) $1,284 $1,605 $2,006 $2,407 $2,808
8 Single Family Affordability Gap ($1,066) ($754) ($344) $57 $458
9 Condominium Affordability Gap $184 $505 $906 $1,307 $1,708

10 Townhome Affordability Gap ($441) ($120) $281 $682 $1,083
11 Annual Income $57,050 $71,313 $89,141 $106,969 $124,797
12 Monthly Housing Expense (30% of Income) $1,426 $1,783 $2,229 $2,674 $3,120
13 Single Family Affordability Gap ($924) ($567) ($121) $324 $770
14 Condominium Affordability Gap $326 $683 $1,129 $1,574 $2,020
15 Townhome Affordability Gap ($299) $58 $504 $949 $1,395

2 Person
Household

3 Person
Household

4 Person
Household

Affordability of For-Sale Homes

3 HOUSING AFFORDABILITY



Rental Affordability - Worse Than For-Sale Housing?

Source:  American Community Survey (ACS)

3 HOUSING AFFORDABILITY
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PERCENTAGE OF HOUSEHOLD INCOME
Chapel Hill, NC
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Source:  Composite Websites (apartments.com, apartment 
guide, forrent.com)

Estimated Average 1 Bed Rent ($772)
Estimated Average 2 Bed Rent ($926)

3 HOUSING AFFORDABILITY

Distribution of Rents
DISTRIBUTION OF 1 BEDROOM RENTS
Selected Chapel Hill Apartment Complexes

DISTRIBUTION OF 2 BEDROOM RENTS
Selected Chapel Hill Apartment Complexes



Issues with Rental Affordability

3 HOUSING AFFORDABILITY

Data collection for rental units leaves more 
questions than in for-sale analysis

• What is the true occupancy / impact of students?
• What are available rents of non-complex units?
• What is the true supply of households with affordable 

housing needs?

Some findings
• Newer apartment buildings have the highest rents.
• Older apartment buildings carry lowest rents (impact on 

quality).
• Despite having a higher percentage of rental units vs. 

owner occupied, the Town built many more for-sale units 
(~90% vs. 10%) over the past decade.

• Retaining affordable units while redeveloping older areas 
(Colony Apts, Glen Lennox) will be an important issue.
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