CENTRAL VIRGINIA REGIONAL HOUSING PARTNERSHIP
Agenda
Wednesday, March 23, 2022, 12:00 pm – 3:00 pm
Held in-person at 994 Research Park Blvd, Charlottesville, VA 22911
Virtual Option:
Join Zoom Meeting: https://zoom.us/j/94204400481?pwd=M0xuKy9NZFJaS1BCRkZaTWFPeE5Ldz09
Meeting ID: 942 0440 0481
Password: 416505
Dial by phone: +1 301 715 8592 US (Germantown)

Central Virginia Regional Housing Partnership Members:

Antwon Brinson
Alice Raucher (Alternate)
Anthony Haro
Chris Henry
Christopher Brement
Colette Sheehy
Dan Rosensweig
Denise Bonds

Diantha McKeel
Gequetta Murray-Key
Greg Powe
Jesse Rutherford
Keith Smith
Lloyd Snook (Alternate)
Margaret Clair

Michael Payne
Mozell Booker
Ned Gallaway
Peter Holman
Rachel Jones
Ron Williams
Shelby Edwards
Sunshine Mathon

1.

Call to Order

Chair

12:00

2.

Vote to Allow Virtual Participation

Chair

12:00 – 12:05

3.

Comments from the Public

Chair

12:05 – 12:10

4.

Consent Agenda
a. *December 8, 2021 Draft Minutes – Handout

Chair

12:10-12:15

b. *FY22 Q1 + Q2 P&L - Handout
5.

Spark Mill Strategic Planning Session

The Spark Mill

12:15-3:00

6.

Adjourn

Chair

3:00

*Proposed Action Item
CY 22 Meeting Schedule 4th
Wed of last month of each
quarter from 2pm to 3:30pm

Next Meeting:
June 22, 2022,
2-3:30pm

Central Virginia Regional Housing Partnership Minutes
December 8, 2021, 2:00 PM via Zoom
A recording of the meeting can be found online:
https://www.youtube.com/watch?v=8-GETpPjCW4

MEMBERS
Alice Raucher (alternate)
Anthony Haro
Brandon Collins
Chris Henry
Christopher Brement
Colette Sheehy
Dan Rosensweig
Denise Bonds
Diantha McKeel
Gequetta Murray-Key
Greg Powe
Jay Willer
Jeff Waite
Jesse Rutherford
Keith Smith
Lloyd Snook (Alternate)
Margaret Clair
Michael Payne
Mozell Booker
Ned Gallaway
Peter Holman
Robert Babyok
Sunshine Mathon
Shelby Edwards

x

STAFF
Ian Baxter
Gretchen Thomas
Christine Jacobs
Shirese Franklin

x
x

x
x
x
x

x
x
x
x
x
x

GUESTS/PUBLIC
Stacy Pethia
Allison Wrabel
Brenda Kelley
Russel Dove
Kelcee Jones
Kim Hyland
Allexis Cooper
Neil Williamson
Syleethia Carr

Note: The Governor has declared a state of emergency due to the COVID-19 pandemic and the nature of this
declared emergency makes it impracticable or unsafe for the Thomas Jefferson Planning District Commission to
assemble in a single location. This meeting was held utilizing electronic virtual communication with the Zoom
software application, and in accordance with virtual meeting procedures and policies as outlined in Item 4.0-01 of
the Virginia state budget (HB29), as effective April 24, 2020. A recording of the meeting was posted online on
December 9, 2021 at https://www.youtube.com/watch?v=8-GETpPjCW4

1. CALL TO ORDER:
The Regional Housing Partnership Chair, Keith Smith, presided and called the meeting to
order at 2:05 p.m. Ian Baxter read the Notice of Electronic Meeting and Commissioner and
Public Protocol.
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2. MATTERS FROM THE PUBLIC (MINUTE 1:58):
a. Comments by the Public: None.
3. EVENTS COMMITTEE UPDATE (MINUTE 2:25):
Stacy Pethia gave the committee an update on the events completed and planned by the
RHP Events Committee. The committee is working on an event for the Fall of 2022, like the
last summit put on by the RHP.
Roll call was taken, and a quorum was not reached, so the consent agenda could not be
acted upon. Action was taken to call members into the meeting.
4. STRATEGIC PLANNING UPDATE (MINUTE 7:35):
Ned Gallaway presented on the Central Virginia Regional Housing Plan’s strategic planning
process. The process is being funded by a grant from Virginia Housing, and the organization
is contracting with the Spark Mill, a consulting group.
He identified the main goals of the strategic planning process as looking to examine the
board composition, identifying core audience and initiatives, measuring impact, and
developing a vision statement.
He highlighted the three phases of the strategic planning process: Gather, Soak, and
Radiate. These include meetings with stakeholders and experts and meeting with the
partnership members. He presented the timeline for the strategic planning process.
Ian Baxter identified the Spark Mill’s focus on implementation as a key component of the
process.
Lloyd Snook clarified that members should identify March 23rd as a set date for a strategic
planning meeting.
5. CONSENT AGENDA (MINUTE 23:08):
A quorum was reached, and the consent agenda was addressed.
Edits were proposed onto the minutes from the September 22 meeting. Ned Gallaway was
added as a speaker at the Virginia Governor’s Housing Conference, Jesse Rutherford’s
comments were clarified, James Freas’ name was corrected, and a typo was corrected.
Motion/Action: On a motion by Margaret Clair, seconded by Diantha McKeel, the
committee unanimously approved the minutes of the September 22, 2021 meeting, as
amended.
Christine Jacobs presented the first quarter financial statement. She explained that the
format will be changed to landscape for future financial statements, duplicate financial
columns will be deleted. Ms. Jacobs clarified that around $18,000 still remains for the fiscal
year.
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Motion/Action: On a motion from Ned Gallaway, seconded by Diantha McKeel, the
committee unanimously approved the first quarter financial profit/loss statement.
6. CHAIR/VICE CHAIR UPDATE (MINUTE 31:17):
Governor’s Housing Conference – Keith Smith thanked staff for their time preparing the
presentation and the opportunity to attend conference. He said they spent equal time
answering questions after the presentation. The presentation centered on regional strategic
partnerships. This regional format resonated with many folks in the state and, specifically,
Staunton asked to join us. There were questions regarding logistics and how to get a
regional body launched. The value of Round Table discussions regarding what is going on in
each sector was highlighted.
Mr. Smith also presented for the Piedmont Community Land Trust and Anthony Haro
presented on Premier Circle and the strategic partnership require for the hotel conversion.
Ned Gallaway echoed Mr. Smith’s sentiments about the conference and presentation and
highlighted a session concerning a Norfolk Plan Book, an innovative way for developing
resident-led design and get a building permit immediately.
Mr. Haro discussed his presentation about the Premier Circle project, supporting current
clients in emergency shelter and future clients in permanent supportive housing. Other
regions were interested in how current funding (ARPA) can help them do this type of
project.
Mr. Smith and Mr. Gallaway told the partnership they are preparing the take the
presentation they gave at the Governor’s Housing Conference around the region.
7. EXECUTIVE DIRECTOR’S UPDATE:
Christine Jacobs gave an update on the TJPDC’s Housing programming. She reported that
they received approximately $6 million in proposed development for the PDC Development
Housing Program. She is looking to go back to applicants to adjust “asks” to ensure that we
are getting the most units per dollar.
She also discussed local contributions for the Regional Housing Partnership. She has
submitted 4/6 of local requests for funding. She is also looking to send out formal asks to
nonprofit and private members of the partnership in the new year.
Mr. Jacobs also reported that the TJPDC was awarded $2.4 million in HOME-ARP funding.
She explained that the allocation formula states that any HOME funding has to be
distributed equally across locality. She will be meeting with each locality in order to
determine eligible/priority projects. This grant requires a substantial action plan by HUD.
There was some discussion about this grant with committee members.
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8. ROUNDTABLE (MINUTE 50:15):
Anthony Haro: TJACH is supporting existing programs for shelter in the winter season (wait list
for Premier Circle). There are discussions about how UVA could support wrap-around services
for folks in shelters or those release from the hospital. They are preparing a funding application
from DHCD in March/April, RJPHC will have full-time support staff.
Mr. Smith asked if there were any programs for homeless veterans in the area? Mr. Haro
answered that there is program called Built for Zero. Locally, that means no more than three
veterans at one time, and they currently have nine. He noted that one huge barrier is there are
a lack of places to move into, but the lack of availability and barriers to getting into housing is
one of the greatest issues.
Colette Sheehy: Ms. Sheehy noted that there was nothing new to report from UVA. She is still
waiting to be able to make an announcement.
Christopher Brement: Ian Baxter read comment emailed to him before meeting. Mr. Brement
noted that material and labor availability continue to be huge challenges. He also shared that
Albemarle County has hired two plan reviewers to mitigate the backlog of permits.
Denise Bonds: BRHD continues to work on HOPWA for individuals with HIV and AIDS. She
encouraged members to get their Covid boosters. If not vaccinated, she encouraged members
to do so now, because the Omicron variant is coming.
Diantha McKeel: Ms. McKeel shared that Tim Reick has started as the new Director of Jaunt.
The Regional Transit Partnership has been working with Jaunt and UVA to try to make sure that
Jaunt has door-to-door access with their ADA service at the Emily Couric Center and the Clinic.
There are two transit grants underway, one is Albemarle-centric and the other is regional. She
also reported that the Regional Transit Vision Plan facilitated discussion on a transit authority.
Greg Powe: Mr. Powe shared that he is pleased with impact the RHP is having outside of the
urban ring. He is working in Fluvanna County, and they are eager to be helpful. Fluvanna is likely
to get a rezoning in three months because of their desire to get affordable housing in the
county.
Lloyd Snook: Mr. Snook shared administrative updates from the City. He said the Council is
talking about implementing some of recommendations from the Affordable Housing Plan,
including realigning membership on Affordable Housing Commission. He also said a Zoning
Ordinance rewrite is the next step of their Housing Plan, and land use map. They are also
working on leadership transitions.
Greg Powe shared that there is change at NDS (James Freas) and folks are feeling positive. Mr.
Snook said that James Freas had two mandates, 1) shepherd the Comprehensive Plan and, 2)
sort out the zoning.
Gequetta Murray-Key: Ms. Murray-Key shared that during the Fluvanna County planning
commission meeting last night, she reiterated the work of this partnership and the need for
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affordable housing in rural communities. She said there was a project presented at that
meeting that was rejected, but she is moving forward to incorporate affordable housing in the
community. Douglas Miles asked to widely share the work of the RHP as it relates to the
Regional Housing Plan.
Margaret Clair: Ms. Clair was in virtual attendance at the Governor’s Housing Conference. She
reported that the largest Nelson project is Renaissance Ridge. She offered to help Mr. Haro on
vouchers. She reported that the County has a work session on their strategic plan with projects
that are being considered. Lastly, she reported that all the properties in Nelson were evaluated
with 30%+ increases over the next year.
Ned Gallaway: Mr. Gallaway shared that with revenues projected and by cutting costs, they
were able to make a mid-year 6% increase in salaries. They have hired positions mid-year in
social services, police, community development, etc. He said he had a conversation about spot
blight abatement and helping folks to assist those that do not have the capacity to make
repairs.
Peter Holman: Mr. Holman discussed mortgage financing. He said they are diligently working in
the first and second quarters of next year for some expanded access to first time homebuyers
(government sponsored programs) and loans for rehab. He also reported that interest rates are
creeping up to close to 4%.
Sunshine Mathon: Mr. Mathon reported re: Friendship Court – expect a public announcement
within the next 10 days (They got a letter from HUD to unlock debt financing). He said there are
two projects in city limits with rezoning. There is a new project with two churches (Park Street
Christian) that will have 50 units of senior affordable housing and those experiencing
intellectual disabilities.
He said they are pushing LIHTC out to the FY23 application round so it is better positioned. The
redevelopment of MACAA site (with rezoning) has 65 affordable housing rentals and is
partnering with Habitat and CLT for 20-25 homeownership units. They are continuing to push
for 2022 LIHTC application. He also noted that the project will not happen without local
jurisdiction funding.
Mr. Mathon explained that LIHTC this coming year will be incredibly competitive and local
commitments mean points toward the application. They were awarded 9% LIHTC for
Southwood project with a goal to break ground in less than a year. The project will not happen
without local match funding.
He went on to report on other projects in the pipeline. He said they entered into agreement
with Piedmont CLT and have closed on seven units at Spring Hill in partnership with Stanley
Martin and just closed on three units that are currently vacant to rehab and sell for $150k.
Lastly, he reported they opened Financial Opportunity Center, a collaboration between PHA
and five other nonprofit agencies.
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9. ADJOURN:
Mr. Smith adjourned the meeting at 3:32 p.m.
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12:32 PM
01/31/22
Accrual Basis

Thomas Jefferson Planning District Commission

Profit & Loss Budget Performance-Program 729 Affordable Hsg
December 2021

Dec 21

Budget

Jul - Dec 21

YTD Budget

Annual Budget

Ordinary Income/Expense
Income
41100 · Federal Funding Source

0.00

0.00

0.00

0.00

0.00

4120 · State Funding Source

0.00

5,000.00

10,400.00

30,000.00

60,000.00

4130 · Local Source

500.00

0.00

4,500.00

0.00

0.00

42000 · Local Match Per Capita

864.96

2,083.34

12,661.70

12,500.00

25,000.00

1,364.96

7,083.34

27,561.70

42,500.00

85,000.00

1,364.96

7,083.34

27,561.70

42,500.00

85,000.00

61000 · Personnel

792.14

3,951.75

9,284.22

23,710.50

47,421.00

6900 · Overhead Allocation

522.82

2,608.50

6,127.71

15,651.00

31,302.00

62391 · Postage Expense

0.00

0.00

0.00

0.00

0.00

62393 · Supplies

0.00

12.50

0.00

75.00

150.00

6240 · Advertising

0.00

55.59

25.00

333.50

667.00

62404 · Meeting Expenses

0.00

0.00

78.57

0.00

0.00

62410 · TJPDC Contractual

50.00

83.34

900.00

500.00

1,000.00

Total Income
Gross Profit
Expense

62890 · Printing/Copier

0.00

0.00

0.81

0.00

0.00

63210 · Equipment/Data Use

0.00

249.41

0.00

1,496.50

2,993.00

63300 · Travel-Vehicle

0.00

62.25

405.19

373.50

747.00

0.00
1,364.96
0.00

60.00
7,083.34
0.00

340.20
17,161.70
10,400.00

360.00
42,500.00
0.00

720.00
85,000.00
0.00

0.00
0.00

0.00
0.00

10,400.00
10,400.00

0.00
0.00

0.00
0.00

0.00
0.00

0.00
0.00

-10,400.00
0.00

0.00
0.00

0.00
0.00

6390 · Professional Development
Total Expense
Net Ordinary Income
Other Income/Expense
Other Expense
8399 · Grants Contractual Services
Total Other Expense
Net Other Income
Net Income
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Central Virginia Regional
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Board & Staff Retreat
March 23rd, 2022

12:00
12:15
12:40
1:10
1:35
2:00
2:30
2:55

Introductions/Expectations
Map of Our Landscape
Discuss Preliminary Findings Report
Six Words
Impact
Start Stop Keep Need
Most Important
Wrap-Up/Next Steps

Central Virginia Regional
Housing Partnership
Strategic Plan: Preliminary Findings Report
February 2022
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Project Overview
Charge & Goal
In 2021, The Spark Mill was hired to guide the Central Virginia Regional Housing
Partnership (CVRHP) in the development of its strategic plan. The project began with the
Gather phase, gaining input and feedback from key stakeholders about the role of the
CVRHP in the affordable housing space.
This report is the summary findings of all the data collected during the Gather phase. The
project now pivots to the Soak phase, where The Spark Mill guides the Strategic Planning
Team in listening to stakeholder data and discerning how it will shape the organization’s
plan.
The last phase, and the ultimate goal of this project, is to transform all of the knowledge
gained into goals and strategies that guide the organization as it looks to increase
affordable housing in the region.

Process
We began the project in November 2021 with a kick-off meeting with Executive Director
Christine Jacobs, Board Chair Keith Smith, and CVRHP staff Ian Baxter. We discussed an
overview of the process at this meeting and began establishing key dates for the project.
To move us forward, we established a strategic planning team to support the development
of the strategic plan by promoting board engagement, staff engagement, and offer
definitive inputs throughout the process.
Strategic planning team members included:
• Ian Baxter
• Margret Clair
• Ned Galloway
• Anthony Haro
• Christine Jacobs
• Stacy Pethia

•
•
•
•

Greg Powe
Collette Sheehy
Keith Smith
Gretchen Thomas
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During our November strategic planning team meeting, we determined which key
stakeholder voices we needed to engage and how best to talk with them. Once the team
created the stakeholder list, The Spark Mill began engaging stakeholders and gathering
data.

Strategic Questions
We also asked the planning team what questions they want the strategic plan to answer
during this planning meeting. These questions served as a guide to the information we
collected in interviews and focus groups. The following list summarizes the strategic
planning team’s questions:
•
•
•
•
•
•
•

What actions can we take to facilitate the increase in affordable housing throughout
the region?
What is needed in the community around affordable housing?
What is the role of the partnership in education? What education should we
provide?
Who is our core audience? Who do we exist to serve?
How do we exist in the ecosystem of housing?
Do people know about us?
What is our vision and focus? What are other things can we do?

Stakeholder Overview
We gathered data from approximately 28 people using one-on-one interviews, focus
groups, and a retreat with CVRHP executive committee. We also reviewed internal
documents, including previous strategic and financial documents, annual reports, and
other important organizational data. In the appendix, at the end of this report, you will find a
list of stakeholders, as well as interview and focus group questions, and a list of the most
important things to consider from the executive committee retreat.
Upon gathering data from internal and external stakeholders, we began sifting through data
and identifying key themes to create this Preliminary Findings Report.
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Inside the Report
Themes
This section articulates the themes that emerged from the stakeholder data. A theme is a
topic or idea we heard in multiple stakeholder conversations. For each theme, you will find
a brief narrative. Quotes supporting the narrative can be found in Appendix C. We
identified the following five themes in our data-gathering:
•
•
•
•
•

A Desire for A Clear Regional Picture of Affordable Housing
Agreed Upon and Consistent Barriers in Housing
The Challenge of Regional Differences
Many Conversations, Not Enough Action
You Have An Opportunity To Clarify Your Role

Pathways
This section identifies potential opportunities for the organization to consider as it works
toward implementing learnings from this report’s findings. We identified four key
pathways for you to consider as you create your strategic plan:
•
•
•
•

A Shared, Unified, Regional Vision
A Vision With Influence - Help Localities Manage The Tension Between Local And
Regional Focus
Focus Advocacy On Vision Which Drives Policy (Not The Other Way Around)
Provide Tools For Localities Affordable Housing Toolboxes (And That Support A
Regional Vision)
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Themes
A Desire for A Clear Regional Picture of Affordable Housing
When engaging stakeholders and asking about a regional approach to affordable housing,
we heard a resounding, “Yes! We need that.” When asked about what they would want
from the RHP, they stated they wanted real-time regional affordable housing data and
research and support as localities work through their comprehensive plan and zoning
updates. At the same time, as we dug deeper into our conversations, there was less
consensus on what affordable housing is or what it means. Moreover, there was
agreement that housing doesn’t exist in a vacuum but as part of a complex system of
interrelated sectors (jobs, transportation, health, education, etc.) As we probed these
conversations, there was a desire to see a regional network connecting with and including
all stakeholders in the conversations and the work towards solutions.

Agreed Upon and Consistent Barriers in Housing
While differences in perspective did emerge in our conversations (see below), there was
striking agreement among stakeholders across sectors and geography about the barriers
to housing affordability in the region. Below are the five barriers stakeholders consistently
named. While several intersect, we list them all because stakeholders explicitly stated
them.
Land Costs. Regardless of the locality, land cost came up consistently in the top three
barriers to housing affordability. Included with land costs were development costs for
infrastructure (i.e., tap fees or running infrastructure in rural areas.)
Building Costs. Stakeholders named that the cost to build housing is expensive due to
materials. And regardless of the type of unit, the cost to build is the cost to build.
Inventory. Stakeholders stated that there is low inventory at all levels of housing
affordability throughout the region. Moreover, the lack of housing at both the lowerincome and the higher-income end of the spectrum tends to cannibalize the middle.
Zoning Costs/Process. While stakeholders celebrated the possibility of zoning law
changes in Charlottesville and Albemarle, they all pointed to the costs and bureaucracy of
the zoning process. While these costs overlap with land cost, zoning was called out by just
about every stakeholder.
Need for subsidy to make affordable housing work. Lastly, the lack of subsidy was seen as
a significant barrier to housing affordability in the region. Several stakeholders suggested
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that while subsidy is essential to housing affordability, it had to be combined with other
cost mitigation steps to be able to increase affordable housing in the region.

The Challenge of Regional Differences
When talking with stakeholders, many stated the differences between rural, urban, and
suburban housing. Their comments ranged from the realities around topography to the
stereotypes and perceptions about rural communities. Several mentioned the uneven
participation between all the localities in regional conversations. Likewise, localities differ
on the priority they give to affordable housing in their policy and funding mechanisms.
Stakeholders recognize the challenges of coalescing a regional perspective, given these
differences across the region.
We also noted a subtle thread running through all of our conversations: NIMBYism is
present in many forms across the region. While it is consistently present, it shows up
differently across the region. There is overt resistance to rezoning or higher density
proposals in some settings. In others, it may show when it comes to funding decisions,
zoning decisions, and other ordinances.

Many Conversations, Not Enough Action
The good news is that throughout the region, people are having conversations about
affordable housing in different arenas and on different levels. Stakeholders desire the
conversations about affordable housing to lead to impactful action. They want to see
localities take meaningful steps to address the housing crisis. In addition, stakeholders also
want a regional perspective or vision on affordable housing to help guide that conversation
and inform localities’ work. Lastly, stakeholders recognize many regional conversations are
happening around other sectors like transportation and economic development, and they
wonder how those conversations interact in ways that shape future action.

You Have An Opportunity To Clarify Your Role
Most, but not all of the stakeholders we spoke with, know about the RHP. Additionally, we
did not hear any negative sentiments about you. Instead there was a lack of clarity or
understanding about what you do and what you offer. Many of them are aware of a
connection with TJPDC. Several thought you were a program of the PDC. Many who
know you suggested that others in the housing space may not recognize or understand
you. This points to an opportunity to use the strategic direction that comes out of this
process as a springboard to clarify your role, articulate your identity, and define your impact.
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Pathways
A Shared, Regional Vision For Affordable Housing
A clear regional vision for a healthy housing system doesn’t exist. Without a clear, unified
vision, all the localities and groups will create their vision of what they think things should
look like (or not give it the attention it deserves.) RHP has the opportunity as a neutral and
regional body to help craft a shared regional vision for affordable housing. This requires
ensuring that all voices are part of the conversation with a goal to thrive as a region and
with flourishing residents.

A Vision With Influence - Help Localities Manage The Tension
Between Local And Regional Focus
To craft that shared vision, the RHP will need to help localities see how what is good for the
region is good for their community. The goal is to find ways to shift the narrative and
perception that participation in a regional approach to affordable housing is a zero-sum
game. The challenge will be to help localities see how affordable housing is a benefit to
their community and the region.

Focus Advocacy On Vision Which Drives Policy (Not The
Other Way Around)
Which leads to the type of role that RHP can play. In our meetings with the executive team,
the question arose several times about what kind of advocacy the RHP should participate
in. It seems like you are best positioned to help co-create and champion a shared regional
vision and resource localities to see how they can realistically participate in that vision
through concrete tools and approaches. Which leads to the final pathway –

Provide Tools For Localities Affordable Housing Toolboxes
(And That Support A Regional Vision)
Stakeholders, especially local government, want the RHP to provide tools and resources
that help them in their planning and affordable housing conversations. The RHP, as a
neutral body, can be the go-to resource for local government and staff to show clear tools
for addressing their affordable housing challenges in a way that helps them participate in a
regional vision. This includes combining real-time data with compelling narratives and
offering case studies of affordable housing innovations and successes from other areas.
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Appendix A:
Key Stakeholders Interviewed and
Questions
One-On-One Interviews
•
•
•
•
•
•
•
•
•

Ginny Barefoot, Greene County Resident
Emily Dreyfus, Albemarle County Resident
John Hanna, Louisa County Resident
Pace Lochte, Assistant Vice President for Economic Development, UVA
Sheila Mae, Nelson County Resident
Gina Merrit, Lead Consultant, UVA Affordable Housing Initiative
Jim Murray, Former UVA Rector
Rebecca Ragsdale, Fluvanna County Resident
Chris Thompson, Director of Strategic Housing, Virginia Housing

Base Interview Questions
1.
2.
3.
4.
5.
6.

How are you connected to CVRHP and/or the housing space?
What are the top three challenges to housing affordability in your area?
What are the top three biggest challenges for you in your role?
What role do you think CVRHP should play in the region?
What is preventing them from doing that?
What is one thing CVRHP could do over the next three years to make the greatest impact on
the region's housing?
7. Who should CVRHP partner with to make the greatest impact for the region, and why?
8. When thinking about the work to be done for housing affordability in the region, what keeps
you up at night?
9. What are the best ways for CVRHP to communicate with your about future initiatives and
ways to partner?
10. As CVRHP works on its strategic plan, what advice would you give them?
11. If you could pass CVRHP a secret note, what would it say?
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Appendix B:
Focus Group Questions
Focus Group Participants
•
•
•
•
•
•
•
•
•
•

Ashley Davies, Vice President, Riverbend Development
Chris Engel, Director of Economic Development, Charlottesville
Kim Hyland, Director, Fluvanna/Louisa Housing Foundation
Alex Ikefuna, Director of Department of Neighborhood Development Services, City
of Charlottesville
Jennifer Jacobs, Executive Director, Albemarle Housing Improvement Program
Maureen Kelley, Director of Economic Development, Nelson County
Stacy Pethia, Housing Policy Manager, Albemarle County
Dan Rosensweig, Director, Greater Charlottesville Habitat for Humanity
Frank Stoner, Principal, Milestone Partners
Alan Yost, Director of Economic Development, Greene County

Focus Group Questions
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

What do you love about the region? What’s going well?
What is going well in terms of land development right now? What is challenging?
What are your/your firm’s top three goals for land development in the region?
What is going “right” currently in regard to economic development?
How do you see housing impacting economic development right now?
What is your definition of “affordable housing”?
In regards to housing, what is going on in your locality (zoning, masterplan/comp plans) are you
most enthusiastic about? Where would you like to see changes?
What are the biggest tensions or polarities you face in your role when it comes to housing?
Tell us about regional planning efforts, do they exist? What does that look like? If not why not?
What voices or perspectives are missing from affordable housing today?
The affordable housing crisis isn’t taking place in a vacuum. What are the other factors that
impact housing? Is there one that has a greater impact than all the others?
From your perspective, what are the top three challenges to housing affordability in the region?
What role do you want to see CVRHP play in housing affordability in the region?
If CVRHP could only focus on one thing over the next three years to make the greatest impact
on the region's housing, what would you want it to be?
What could CVRHP do to help you in your role? How could they support your work as you
address housing your locality?
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Appendix C:
Theme Quote* Support
*Items in quotes are direct quotes from interviews and focus groups.

A Desire for A Clear Regional Picture of Affordable Housing
“Beyond that, there’s the complimentary question of how to do find the demographic that
you want to support, and it depends on where you draw a line on the income charts.
Targeting the people appropriately is also challenging.”
[Keeps you up at night?] “In the context of the problem, the enormity of it. It’s hard
sometimes to be optimistic that you can make a large meaningful dent in that when in truth
it’s bigger than all of us. If affordable housing wasn’t nearly impossible we wouldn’t be talking
about it we would have done it. What it takes to happen isn’t there and there’s not a way to
get it. You can be overwhelmed by it if you start down that slippery slope.”
“A lot of times people think affordable means subsidized.”
“Be advisory to the region. I think it’s useful to start to solve the challenge. There needs to be
a regional approach.”
“Is there potential for the group could do more research and more support? Regional
research on lack of diversity outside of Charlottesville city, others that were successful,
creating case studies, something to support why you need to do this (resources and tools).
Right now, the image of affordable housing is it brings crime and only creates low-paying
jobs.”
“The resources and tools to help the localities see the importance of solving the problem.”
“Funding that is accessible to people that isn’t burdened by paperwork. [We need] Local
funding that is available and flexible. That can be used to leverage other funding to match
opportunities and leverage larger funds. You have to flip the script from ‘funding looking for
programs’ to ‘programs looking for funding’.”
“I think [a regional approach or framework] would be hugely helpful. An advisory committee
in a vacuum with someone from the county and the university; decisions get made in that
vacuum. They don’t have the benefit of a regional partnership with everyone at the table
thinking about the best solution, the best location. Begin to take a regional approach to
density and location. Think holistically.”
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“The other challenge we have is the presence of UVA. The students and professors and
workforce they’re taking up available housing and that is putting a lot of strain on housing
availability.”
“I think people have a misunderstanding of the true cost of building housing.”
“Something weird happens with our for-sale units. Your for-sale price is, maximum, at 80%
AMI level. Someone buying it cannot be above 80% AMI to purchase it but in order to get
the loan and other things, there’s an income qualifier. The units don’t get sold as affordable,
then people remodel and make it more expensive.”
“Define affordable housing; look at the cross-section of the community, what are people
earning and for those people to be affordable it can’t be more than 30%. Do we have
housing available at those levels and the answer is no. 60% below there’s nothing. Even if
you’re at 80% it’s slim pickings. A big mismatch between what housing costs and what
people in the region can afford to pay.”
[Missing from Conversations] “Latino voices potentially, there is growing low income and
seasonal labor. There’s a reason some people stay in shadows. That might be an opportunity
to invest in targeted outreach.”
“I like the idea of regional funding. I think there needs to be a conversation on how you will
determine where the money goes and how’s that done.”
“If you look at the data, there are two places with the biggest gap, 50% and below and $1
million housing. It’s a barbell effect. Because gaps ultra-low and ultra-high both pushing into
the middle sectors. There are no $1 million condos to buy. It’s the 30-80% with acute need –
working-class and significantly working class in counties.”
“We do have a problem across the spectrum in regards to affordability. For people who
make 100% of AMI, you don’t have options in Albemarle County and there’s no subsidy.
There are no incentives for private developers to build to that price range because they can’t
make money.”
“Homeownership is a lot more than writing a check to the mortgage company.”
“Not just ease of use, but confidence that system will continue to fund it. Some reasonable
consistency that way as operators we can plan ahead. A little more stability would go a long
way.”
“[To get affordability], someone going to have to make a sacrifice and rich folks don’t have to
make that sacrifice.”
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“The reality is police and teachers can’t afford housing here but can’t access the workforce
housing. So there needs to be another level of community members, community serviceoriented people. It’s a missing component.”
“Rehab stopped because it wasn’t worth it. Help make the case to the state to bring rehab
into people’s priorities. Rental housing development has an industrial complex behind it. Big
players are trying to push that. That interest group does not exist for rehab.”
“Housing is where jobs go to sleep at night – still true but with the advent of remote work,
you don’t have to be in a community where your job is; It’s increasingly an option. The type of
growth that economic developers are pursuing are primary sector jobs, jobs that drive
revenue to the community and they tend to have less issues with the housing situation. They
can afford to live close to a job they if want to but the service side gets put out.”
“Affordable housing has six definitions for a reason. Affordable for entry-level vs CEO. We
don’t have affordable housing for different definitions.”
“There’s no mobility. That’s the biggest challenge that people get stuck in housing and it
manifests in many ways; a long list for housing vouchers. They hold on and won’t take
chances because it’s risky. Public housing has a long list. We have 300 people coming to
find housing. We need housing solutions for anybody where ever they are so they can move
up the housing ladder.”

Agreed Upon and Consistent Barriers in Housing
“We have a broken housing system.”
“Money to make housing affordable for people we’re concerned about requires a subsidy to
do so. Raising money to provide the natural support they need. There is no end of good
ideas and creativity, but the resources aren’t there to make it happen.”
“Resources we scrap together in Louisa are not the same as what you could do in
Charlottesville.”
“[It’s a challenge] Trying to find housing for someone with an FHA loan or 100% financing
when competing with someone with the ability to escalate.”
“The inability to build higher density is a huge issue. I would also say many development
sites in the county restrict the types of homes you build.”
“A big problem is the timing involved if any grant money is used. It’s an egregious process. In
this market, no one is going to wait for someone to check and see if the money will be
available. Cash buying is at a huge advantage for leveraging money.”
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[What keeps you up] “People that want to buy and worked so hard to get approved for what
they have and not being able to find something. This thing with the bubble and enormous
prices, some people can’t afford to wait it out. At one time, with $250,000, they would have
their choice of places but now I don’t feel good about what they’re getting.”
[Challenges in Housing] “Land prices which are related to zoning the second issue, third
funding.”
“We’re always looking for grants to do different things from repairing foundations to leaking
oil tanks. It takes a lot of time to find those grants if you’re not looking. I just don’t want to
look for stuff.”
“Increased land values, land cost, particularly in the city.”
“Lack of funding to support projects. Part of the high cost is the tap fees, used to connect to
water and sewer, are $15,000-$19,000 per unit in the county.”
“Land values are out of control in the city; the city is now creating good-paying jobs. This is
driving up areas that used to be affordable.”
“If we can add density in the city then we should.”
[Challenges of Work] “The bureaucracies of the affordable housing world. The bureaucracy
of UVA and so many stakeholders in the community with different views of how things
should go. The necessity to include everyone in the conversation makes it a long process.”
“The political side wants as many deeply affordable housing units for as many people as
possible. That’s great to want that too but you can’t ask private developers to shoulder that
entire responsibility.”
“The housing market is out of control. To our benefit, they’re building stuff and it’s selling for
outrageous prices. They’re having banner years because nothing is available in
Charlottesville. So once they have a lot for sale, it’s being snatched up for crazy prices.”
[Barriers to housing affordability?] “Zoning, land prices, and people being afraid of density.”
“Each year the LIHTC pools are more crowded and no guarantee that funding will be
available and that’s what makes the project work. Need to include flexibility but shouldn’t
force the private sector into that realm. Have other incentives to make it possible to have a
successful project.”
“We don’t have enough housing for people who want to live in this region.”
“Affordable housing in proffering to a particular AMI and try to get as close to 80%. The lower
it goes the more expensive it gets.”
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“Difficulties we run into with the city--creates stress in the system that gets us thinking, ‘I
don’t want to have to go through this to build something’.”
“Too many strings attached to down payment assistance programs. Capped at 20-30%
funding and you can’t lay other funding on top because it is not allowed. Finding more ways
to help with down payment assistance.”
“In Greene County, water and sewer tap fees for a single-family house is $20,000, and
Albemarle $13,000 which is still high. Getting relief would be huge.”
“Even prior to [the pandemic], we had a housing crisis in Greene County. Before [the
pandemic], we counted 200 jobs of entry-level positions. People cannot live in the county.”
“In the city, the affordable housing community is anywhere from zero to 60% to 80% below
AMI are the targets. There’s a demand and appetite for super-subsidized housing and it’s
hard to imagine how that works long term.”
“We’ve been trying to get in the CDBG program but it’s competitive, why? There’s just as big
a need. It’s not an easy process and it’s not guaranteed.
“For us finding land has been a challenge, construction cost, land cost which is pushing
people out of affordability range, finding the contractors.”
“We run the Housing Choice voucher program for two counties. The program is stuck. The
waiting list hasn’t been open since 2014; it’s an epidemic in serious need of an overhaul. We
have rental units but we need more lower to mid-level range rentals.
“We deal with zoning issues because many are still zoned as agricultural. Getting funding
together to have multifamily units in a packed area.”
“There is anti-growth built into water and sewer fees.”
“The lack of public infrastructure. It’s hard to keep construction down if you also have to put
in water and sewer lines.”
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The Challenge of Regional Differences
“Louisa is a relatively less populated if not rural or farming community. The needs are the
same in both areas. How you do it and what you have to work with is different. My concerns
about regional efforts are if they look at the whole geographic area as a homogenized
problem, it's not. I think they would face the challenge of how to tailor programs and tools to
urban and rural. Recent experience has left me with the impression that area [rural] is not
being considered..”
“People feel passionate or they wouldn’t be there. So, they have their own world view which
informs the things they’ll get interested in. It’s getting disparate groups together to think
about the problem. The difficulty is welding things together that don’t want to be.”
“The current comprehensive plan and zoning rewrite is going to be a real radical departure
from existing practice.”
“People think it’s less expensive to live [in a rural area] but it’s not necessarily. It’s also helping
people get past of perception of rural.”
“People are very vocal about what happens in Charlottesville; it stifles us from being able to
accomplish much. We’re not great at implementing in the city.”
“Get in sync with VDOT and their goals. On the front end, [Albemarle] County talks about
what impact does this have for schools, or do they need a water tower.”
“How can you pull together to find innovative solutions? It’s going to solve quickly if you find
nuanced ways of getting everyone to think about solutions.”
“[Other areas are] easier to work with, more supportive, more problem solving oriented.
Hopeful they will get better with new [local] leadership and council. There are certain people
that need to move and bring new blood in; in an effort to change culture need to change
people.”
“They want everything to be perfect, green space, walkways, and trees. Certain architectural
styles. Developers say everything you add, adds to the final cost. Streamlining and relaxing
process will help. I think maybe localities need to prioritize what they want to focus on.”
“There’s a struggle with how do you weigh relative benefits in cost vs location. How do you
weigh, if you built at market rate, could you build twice as much for the same money, and is
that fair or equitable? Finding resources in and around where they live is a priority but it’s not
there today.”
“Greene County supervisors don’t want more affordable housing. They’re not doing a thing
to promote affordable housing and turn down projects. On the other hand, if you think about
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pooling resources, Greene might be more receptive if the money is coming from
Charlottesville. The problem demands regional support.”
“Understanding the differences between codes and how they can be better together. One
county has contradictory codes to another county. Code continuity.”
“People still want to be here. The pandemic is leading to people coming here with remote
opportunities.”
“It’s difficult to find ways to coordinate or partner on a project from a regional level. If we can
partner on projects that serve everyone or has a regional nature but it’s hard to organize.”
“There’s also the neighborhoods that are problems. Not only do the planners and developers
hash it out about the final plan but in cases especially when you need to rezone to make the
project happen, that can take forever. Then you go to the planning commission and the
board of supervisors and they both want to make changes to the plan. You have
communities coming out that seem totally against development. So, then we go back and
try to adjust for those things. They had a plan for 400 affordable units and it was reduced to
200 because of the neighbors. There is that community resistance.”
“We’ve been trying to build a home in Greene and we have a partnership with a local school.
Without the 25% match from the government, we can’t build and I can’t get onto the
supervisor’s agenda.”
“People come out for affordable housing, but the low-end middle is a missing component.”
“In the category of good problems, the reason we have an affordable housing issue is there
are more people who want to live here than units available. The corollary to that is,
everywhere that is desirable is having the same issue and it’s not easy to solve. It’s hard to
solve here because we value quality of life; other places don’t value the aesthetic as much.
We got rivers and mountains topography that causes issues, including government
regulations in county areas that are protected for good reason but takes areas out of play
and developers get blamed. Ultimately, it makes it a challenge for others to build here.”
“Fluvanna and Louisa are having an argument over water. Both have a corridor they would
like to see developed further. Both struggle to balance a rural environment, which the
community wants, and having jobs that are close by.”
“We have a lot of families that live in Charlottesville because they can’t live in Louisa because
of lack of transportation and lack of affordable housing. There are probably people in Louisa
who want to move to Charlottesville but Housing Choice vouchers are not applicable across
municipal lines. The supervisors are looking at how do we spend money on our own folks,
instead of the region When we think of ourselves regionally, I think we get closer to creating
housing for all types of people.”
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“Charlottesville is recognizing the importance of affordable housing on different levels.
Greene County has not done its role in my mind. I think Albemarle and Greene County can
look at how can we step up more to meet this need. For me, it’s understanding diverse
housing.”
“Regionally, there should be an intervention tool at every level so we can plan. This would
allow to line up funding, staffing, and land. Without future planning as a region, it’s not going
to happen.”
“This is a system that hasn’t been invested in for over a generation. When you look at the first
layers of the onion some of it is regional cooperation.”

Many Conversations, Not Enough Action
“If the partnership is to develop an integrated view of what should be done would be a great
objective. Having a community-wide plan in principle would be valuable.”
“There’s very little grant money for Greene County and that’s because the Board of
Commissioners in Greene Count. They have not wanted to participate in grant money like
others. They say they care about affordable housing but won’t put skin in the game.”
“Align yourself with the right people. Be productive and don’t just sit around and talk about
it.”
“People want to be involved and want to say something. Takes up air time and slows things
down.”
“Always be aware of the political ramifications of the statements you make because the
people with the money to build more affordable housing may not share all your political
views. Sometimes advocates can be so passionate that they sometimes can offend even if
they don’t intend to…they’re well-meaning people who want to do the right thing.”
[Role of CVRHP] “Teeth – get agreements from localities to pursue [affordable housing].
Getting in front of localities as they do plan reviews. Engage in the discussion early on with
folks doing the comprehensive plan to ensure it’s in the plan. It’s easier to point to the
comprehensive plan.”
“If there’s a regional solution, we need to know the problem and have data behind it. The
solution, if shared, becomes more manageable for everybody. Communication is also key.
We are strong because we communicate between and among ourselves. Keeping the
conversation going, keeping some good tools in the toolbox so we can all have good strong,
consistent language and messaging to elected officials and those making decisions.”
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“I’m looking forward to the outcome of the process and what’s recommended. Some of the
actionable items that will be a part of it.”
“[Our nonprofit is} the housing department [for the county]; they send everyone to us. People
think we’re part of the government, which we are not. They should have people for this and a
budget for it.”
“Economic opportunity and transportation. What I have noticed if you can spend an extra
amount of time to talk about economic opportunity, I think it goes hand and hand with
housing affordability. Economic opportunity to make a living wage and then maybe an
effective and efficient public transportation. The presence of those would reduce some of
the challenges.”
“Balance of region vs local: I think you have to show them the benefits. The economic scale
and economic development benefits.”
“Transportation and funding mechanism are top two. When it comes to regional planning,
who pays for what comes up often.”
“Continue to bring everyone together. Convening the various parties with an interest in
housing to make sure no duplication of effort.”
“There also needs to be someone to manage those conversations. Nonprofits use activist
language which is not helpful in any way or form and makes officials upset and makes it
harder for me to do the job. So CVRHP mediated the conversation and use less of that
language.”
“I would like to see RHP double down on what it’s done. It created a sound housing plan in
the counties but those. Things have to be implemented now and I want to see RHP push
towards implementation.”

You Have An Opportunity To Clarify Your Role
“Hard to say because I don’t know what the partnership is. Trying to suggest what they
should be doing without knowing who they are and what they are doing. Some sort of
campaign or effort to make these parts visible and apparent so we understand what the
range of activity is out there and what versions of it can they be a part of. Not knowing who
they are and what they’re trying to achieve makes me hesitant to provide input on what
they’re doing.”
“Try to reach everyone.”
“I don’t know much about the partnership.”
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“To the extent that they can pull everyone together and get consensus on what best projects
and where public resources can be spent. I think it’s a valuable organization.”
“Our relationship with the partnership is really evolving. Our history has been with the
planning district commission. We are happy to help sponsor those regional conversations.
Its been a budding relationship.”
“Getting more state money. Partnering with state government is most important and for
more housing in general.”
“Keep for-profits at the table.”
“I believe this is a group of TJPDC.”
“Having a group that has expertise in housing, it would be really helpful for them to be that.
Have great case studies from around the country that they feed to the localities while they’re
going through planning processes. Resources available, funding streams out there, making
private developers aware. Say ‘We know you have to provide affordable housing, here’s
where you can find more funds.’ In the past, no affordable housing was provided or people
did one or two units. Now we see that it will be a huge part of the landscape going forward.
We need resources and incentives available to make it work or we’ll go elsewhere and
develop somewhere else.”
“I would like a data depository. We generally don’t know what’s happening everywhere else.
It’s hard to keep track of what’s going on everywhere. There are a lot of grants to apply for
from a regional perspective and we’ll need to pull the data together for someone else. Not
sure what data specifically. I like the idea of a dashboard but I don’t want it to be used to
compare regions.”
“The partnership is a sign that things are going well. Regional planning is not set up to
succeed unless you have a strong trusty group together and I think RHP is set up to be that
honest broker that can bring people together.”
“It’s the one coalition with elected and appointed and that’s what makes it different from
others.”
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