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NKADD AT A GLANCE

* One of 15 ADDs in Kentucky

Community
Development

* 501(c)3, SPGE, Unit of local government

Planning - Formed in 1971 via KRS 147A
Finange &
F’j‘j{,?t'{;; * Governed by a 37-member board of J/Es
& IT (8), Mayors (18) and Citizen members (11)
- 88 staff
Workforce VI - FY25 $44.9M total budget

Development




NORTHERN KENTUCKY:
URBAN, SUBURBAN, AND RURAL
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HIGHLIGHTS:
2023 | NKY HOUSING
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HOUSING DATA
STUDY CONTENTS

Demographic Analysis by Census Tract
*  Household size

= Age

*  Household income

Regional Employment & Commuting Analysis
= Job types and locations

= Wages

. Drive times

Housmg Gap Analysis by Parcel
Connecting housing to Area Median Income
*  What can people in NKY jobs afford?
= Housing supply vs demand
. Housing production targets

County Profiles




KEY TAKEAWAYS FOR THE
COUNTIES

Workforce job creation is out-pacing workforce housing: The logistics industry is
central to job %rowth in the region, generating demand for hi%h-growth but lower wage
"workforce” jobs. Today, there are 2.68 workforce jobs for each housing unit they could afford.

Monoculture of single-family homes is not aligned with household income

and size: The supply of single-family, 3-4 bedroom homes outpaces the demand. Targeting
'missing middle” homes would better account for the diversity of incomes and smaller household
sizes.

‘Missing middle’ houses and affordability strategies are required to continue

economic growth: Economic growth creates a strong labor demand. A lack of housing
affordable for jobs being created will make it harder and more expensive for employers to find
and recruit labor at prevailing market wages.



KEY TAKEAWAYS FOR THE
COUNTIES

Job growth is concentrated in northern counties industry
clusters while the southern counties maintain a steady baseline of jobs. Job
creation generates demand for housing. The majority of housing demand is being
met closer to the jobs.

Suburban development s
occurring in the northernmost portions of the southern counties at the limit for
commutes to jobs. Available land in the northern counties is being prioritized by
market developers.

Carrollton is generating manufacturing jobs, but workforce and
middle income housing is lacking. Development of workforce housing near
Carrollton seems like a market possibility and could increase available labor supply.



Housing Gap (Rental)

Renter household incomes versus rental units at aligned prices

Source: ACS, ESRI
$75,000-100,000 $100,000+

~80-100% AMI >100% AMI

$35K-

50K
~30-50% AMI

Household Less than $35,000
income <30% AMI

(renters)

too few. too few

Rental
units
affordable
at each
household
income
level

0% 20% 40% 60% 80% 100%



Housing Gap (Variety of Unit Sizes)

This course correction would bring future development more in line with the overall
current housing stock

New additions: New additions:
Current stock Last 5 years Next 5 years

-42% CHANGE IN
COURSE

20%

4-Bed

30% +1% CHANGE IN
3-Bed COURSE
+28% CHANGE
0

28% IN COURSE
2-Bed

219 +12% CHANGE
1-Bed 11% 99/, 0 IN COURSE

Source: ACS, Stantec analysis



Housing Gap (Cost)
NKADD'’s economic engine is producing jobs but not an aligned housing stock

Housing Units Affordable Relative to Wages

Percent of housing units that are affordable based on median industry salary
[l Rental [ Ownership

School teacher

Chart: CommunityScale - Source: 2023 - Created with Datawrapper



STUDY FINDINGS

that's
1,330 units per year.

Included in target for new units would be at least:
« 3,260 units for workforce households ($15 - $25/hour)
4,220 one- and two-bedroom units

* 500 units for very low-income households (monthly <$320)
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Steering Committee

COALITION
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LED BY

Retaining Existing Income-Aligned
Housing

New Development
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LOCAL
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PARTNERSHIPS + STAKEHOLDERS

Morthern Kentucky Home for All
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Acknowledgements

This work would not have been possible
without the active participation of
representatives from local government,
nonprofit organizations, private sector
leaders, and community advocates from
across our eight-county region.
Collaboration of dedicated stakeholders
from urban, suburban and rural
communities ensured a holistic and
regionally-coordinated approach to
addressing housing challenges, with a
shared commitment to creating
actionable strategies that support
housing affordability, availability, and
income alignment as key drivers of
workforce and economic development.
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In honor of Pat Crowley (1861-2024), a
friend to all who had the good fortune to
meet him. Pat supported the team and
the work that led to this report as a
committee chair, a steering committee
member, an advocate, a mentor and a
friend. He will be greatly missed.
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Sharing the Housing Study Data

Community Outreach and Presentations

e NKADD - 36 presentations

e Numerous community groups; hundreds in
attendance

COMMUNITY

Data Walks

e Open to anyone; sought a diverse group
e Focus on those making $15 - $25/hour

ENGAGEMENT

e Similar to Data Walk questions
e Website - NKADD, then housingNKY.org




COMMUNITY'S RESPONSE

Data Walk attendees were asked to compare their own experience with
housing with the findings from the Housing Study and identified their
wishes for the housing market in Northern Kentucky.

e S
: 7

Housing for adults More 1 and 2 Priority for 1sttime  Housing closer to
who are bedroom units homebuyers where they work
downsizing
g2 M (D
VN4 2O} —
, Access to
More landlords who Information about transportation

accept Housing Choice housing availability
Vouchers
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State

06. Energy Code Cost Review
17. Lawincome Housing Crediis
18, Unilny Assistance Expansion

22 Project-based Housing Chaice
Vouchers

32 Updale the Kentueky Atfordable
Mausing Trust Fund

34 Community Investment Credit

40, Kentucky Housing Corparation
Advocacy

41, Community Development Slock
Grants (CDBG)

42, Transportanon Proseet Review

Regional and nonprofit

05. Buikding Technology Innovation
08. Stakeholder Idea Sharing

09, Landlord Propeny Inventory

10. Public Input

11, Section 8 Awareness Campaign
12. Community Engagement

12, Performance Indicatot Tracking
30. Regional Housing Trust Fund
31, Develcpment Cost Suppart

35, Innovative Housing Pilets

36. Local Capacity Leveraging

Any type of lead partner

14, First Tirme Homeawnership Support
15 Homeawner Downsizing Assistance
19, Landlord Particgation Incentives
20 Tenant Landiord ¥isk Mitigation

39 Public Land Allocation

48, Construction Trade immigration

49, Construction Training Funding

Federal

21, Family Seif-Sufficiency Program (HUD)
33 HOME Fund Allocaticn

46, Unility C:

%0 Frogram
Enhancement




Northern Kentucky Home for All

( EXECUTIVE SUMMARY )

Income-aligned housing keeps our
community strong

Essential workers

"One of my favorite parts of being a firefighter
used to be spending time at the station with
my fellow firefighters. But none of us live near
enough to the station anymore so it's too far
for us all to go there when we're not on duty.”

One or two earners at $45K/year each

Typical attainability is $1,150 per month

Needs two or more bedroom home

Young adults

“I graduated from college in May and was
really excited to start my new job and move
out of my parents’ house. I'm going to have to
spend a few years saving up instead because
staying in Northern Kentucky is out of my
price range.”

Typically earning $11.00/hour

Up to $500 a month on rent each

Studio or apartment with roommates

Downsizing seniors
“I'm living on Social Security and would love
an apartment in an active community. We're
looking at apartments in walking

neighborhoods since we won't be driving
forever, but they are all too expensive for us.”

Still earning or on fixed income

Range of attainability $550 - $1,850

Needs one or two bedroom home

Note: The quotes are from feedback collected from NKY residents, but are not related to the photos



‘ GROWTH IN NKY

THE RACE TO
FIX NORTHERN
KENTUCKY’S
HOUSING GAP

Strong job creation resulted in demand for
affordable homes far outpacing supply

BY BRIAN PLANALP
bplansip@biziournals com

hris Reinersman sat in the
[ living room of an Inde
pendence home over the
summer to make the case
he had been making for months. The
atmosphere was tense and crowded,
but as he spoke, peaple listened
‘The proposal from Fischer Homes
for 110 new condominiums off two
lane Madison Pike surfaced in Feb.
ruary before a city planning com
mission that would eventually vote
against it. Reinersman, the city's
mayor and a private real estate
appraiser, argued for the proposal in
a March City Council meeting - and
faced significant public pushback.
ndependence is one of the fast-
est-growing cities in Northern Ken
tucky. It hasn't gone unnoticed
among longtime residents. Signs
appeared across the city before the
March meeting encouraging peo
ple to attend and speak against the
Madison Pike project. Another room
tense and crowded with opinions.
Those who spoke described a place
where residential density doesn't

Chris
Reinersman,
mayor of
Independence

CEMBER 612, 2024 « CINCINNATI BUSINESS COURIER

belong and whose growth is outpac-
ing its traffic grid.

“We're the heart of Kenton Coun
ty. and our heart is getting congest-
ed,” said one resident. Another,
citing traffic concerns, warned of
Independence suddenly becoming
Los Angeles.

Months later, in that Indepen
dence living room, Reinersman
patiently pressed his points again.
Development costs were (oo high to
support a single-family subdivision.
In any case, the land was already
zoned for multifamily. At least the
Fischer Homes project needed city
approval. which gave the city some
control over the outcome. If it failed
to mave forward, another devel
oper likely wouldn't create own
er-eccupicd condos, but three-story
apartments.

Not exactly a blow for progress, as
arguments go - but it won the pro.
plein the room, and months later the
development advanced through City
Council without a detractor in sight.

“Education, education, educa-

that’s my watchword on these
things,” Reinersman said. “There
were a lot of changed minds in that

13%

INDIANA

BOONE COUNTY
0,
22%
GALLATIN COUNTY

12%

CARROLL COUNTY

22%

OHlO

CAMPBELL COUNTY

1%

PENDLETON COUNTY
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KENTUCKY

HOUSING DEFICIT
A recent housing study of Northern Kentucky shows the region needs
thousands of homes, with Boone County facing the greatest shortage.
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living room. We can’t be afraid to get
out in front of the torches and the
pltchforks.”

Reinersman recalled the story
at a Novemnber event updating local
officials and business leaders on
the progress of the Northern Ken
tucky Area Development District’s

housing study. The 280-page report
released last September found the
eight-county region’s job creation
is outpacing its housing availability,
an unsurprising result to any who've
tried their luck on Zillow in the last
two years. Speakers at the event
drove home the larger point: Hous-

ing is a workforce issuc, and North
ern Kentucky, despite a run of good
form, is in danger of suffocating its
own growth.

“If we don't make these hard
decisions, Northern Kentucky Is not
going to be a place you want (o live,”
Brian Miller, executive vice president

Pendicton
™

14529
5526
407

SOURCE: KENTUCKY HOUSING SUPPLY GAP STUDY
MAPCREATOR IG/OSM AND JOHN LAUER | CBC

of the Building Industry Association
of Northern Kentucky, said at the
housing event. “It's going to bea good
thing we have great airfare, because
you're going to be getting on a plane
0 see your grandchildren someday.”
‘The housing study showed North
ern Kentucky needs to create 6,650

undisputed
inall the
convers-
ations
we're
having.”
Brant Cooper,
executive
director of
the Northern
Kentucky
Chamber of
Commerce

additional residential units beyond
what's currently in the pipeline
to support continued economic
growth through 2028. It also showed
the region’s existing housing mar-

ket is significantly misaligned with
respeet (o income and housing typol-
ogy. Northern Kentucky does a good
job of building “McMansions,” as
Boone County Judge/Executive Gary
Moore described them, but not one-

and two-bedroom homes and apart

ments, which are exactly what the
region needs most. Two-thirds of
Northern Kentucky’s job growth over
the next decade is expected to come
from jobs carning an average annual
salary below $60,000, according to
the housing study.

Compounding the problem,
homcowners are staying in their
homes on average 13 years, twice
as long as they did in 2005. That's &
direct result of high mortgage rates -
and scarcity of options. Retireesoften
want to downsize in the communi-
ty where they've lived most of their
lives, but local communities don’t
have that sort of low-maintenance
housing stock in abundance.

Nor does building new sin
gle-family communities price out
as favorably as it once did. Boone
County alone has 4,300 lots platted
for single- family homes where noth-
ing is h ing. G and

20 minutes. by some accounts.

“There ism't any debate in the
business community that this is a
top issue,” said Brent Cooper, exec
utive director of the Northern Ken
tucky Chamber of Commerce. “Lack
of affordability and the missing mid
die are holding our region back. That
isundisputed in all the conversations
we're having

The alarm bells are ringing far and
wide. Florence Mayor Julie Metzger
Aubuchon said never in her decades
of public service has she seen this
level of concern about a single top
ic from so many organizations. Wen
dy Smith, deputy executive director
of housing programs for the Ken
tucky Housing Corp., noted it's the
first time homeless shelters and
real estate developers are talking
the same language about the same
problem. “People are ready to have
these conversations,” Colton Simp-
son, deputy judge/executive of Grant
County, said.

Recommendations intended to
closc the region’s housing gap are
due cutin late December from work:
ing groups assembled by the North
ern Kentucky Area Development
District drawing from the housing
study’s findings. The idea, accord-
ing to multiple officials, is to offer
a “meny” of options for communi
ties ider: density bonuses, for

land costs have forced developers to
try for denser designs, sending them
inta the buzzsaw of public comment.
where restrictive zoning 2

example, or a housing bond fund.

“This is a collective cffort. It's
not a ane-size-fits all,” Moore said.
g has 3

codes provide the cudgel simple ran
cor does nal.

“This industry dies by a thou-
sand cuts,” Miller said at the hous
ing event. Planning commissioners

are well d, he

ac! an

tolerance for different options, What

wurks for one isn't right for another.”

Boone County is ground zero for

both problem and solution. It's the

fastest-growing county in the com
Ith, with 4.4% lat

but every additional berm and tree
required of developers is passed onto
the buyer, which reduces housing
production.

With fewer new-build options,
buyers in 2023 flooded into exist-
ing homes, the supply of which is
fixed, 50 prices naturally skyrock-
eted. and uncounted local families
were pushed to the sidelines. The
result even today is a housing mar-
ket snared in an encumbering ourob-
oros, where the next generation can't
buy because the former can’t sell and
the CEO has trouble hiring because
there is little income-aligned housing
within a reasonable driving radius -

growth since 2020, thanks to flat land
and the jobs hub around Cincinna
ti/Northern Kentucky International
Airport. I also has the largest current
deficit of housing units as a share of
total inventory, according to the Ken
tucky Housing Corp. The county right
now needs to build 11,350 homes and
apartments to accommodate current
demand.

Its record on dense housing devel
opments remains mixed. The county
touts a pipeline of multifamily units
in the thousands, but the Boone
County Fiscal Court has rejected at

CONTINUED ON PAGE 12
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HIGHLIGHTS:
HOME FOR ALL It's not 3
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STRATEGIES




ﬁ HOME FOR ALL 4 Top [ Download Overview Menu of Strategies Housing Data

Home for All
Northern Kentucky Housing Strategies

Brighton Properties. The project was funded by Ir
Communication support was provided by NKY Chamber of Commerce through Scooter Media.

CommunityScale supported the menu of strategies and documentation.

E Download HOME FOR ALL

Foreword

When | was young, | remember asking my father, a home This document presents a menu of strategies for local
builder, if we'd ever run out of room to build houses. He governments, nonprofits, philanthropic organizations, and
assured me Northern Kentucky had plenty of space. Today we private employers to consider. It doesn't recommend uniform

otill haun ananah cnacn ta hoild harmae ot hose can s annlinatinn ot affare divaren etratanine to addrace hnoicina




BSRFFEYySdEmED

Address and prevent neighborhood blight
Building permits and inspections
Enhance communication and awareness
Community engagement

Homeownership assistance programs
Public housing effectiveness

Planning and zoning

Tools and incentives

Transportation and infrastructure

Workforce development

WHAT DOES YOUR
COMMUNITY NEED?

More homes? More rentals?
More homeownership?
Rehab older homes?

More price options?

Do you want to keep your older adults and help
them downsize?

Do you want to attract younger families?




Work toward Housing Fund - ongoing
partnership

Establishing key metrics - ongoing partnership

2 O 2 5 _ll\_/lolz\fitoring Kentucky General Assembly Housing
askforce
COALITION

UPDATES

Technical assistance for local communities -
ongoing
Support for local initiatives




LOCAL WINS

Carroll County:

County leadership and local
community development partners
have worked to:

1. Identify potential sites for
residential development

2. Streamline permitting with KYTC

3. ldentify funding sources to offset
infrastructure costs

4. Support local groups to secure
funding to support residential
development

12. Community Engagement
Continue to engage key stakeholders and
the public in Northern Kentucky to ensure
housing market conditions as well as
existing resources, innovative
development opportunities and strategies
are known and understood.

47. Small Developer Support

Support existing and increase the number of small residential
developers in the Northern Kentucky housing industry in order to
encourage a wider variety of housing types and price points (see
page 38 for details).




LOCAL WINS

Boone, Cambell, Kenton Counties:

Building Industry Association’s
Enzwei%r Building Institute working
toward securing funding through both
federal EDA and state Education and
Labor Cabinet to advance
construction trades training.

City of Covington launches Housing
Taskforce with participation from

NKADD, local business leaders, and
other key stakeholders.

Northern Kentucky Chamber releases
NKY Housing Blueprint prioritizing key
strategies from Home For All report.

36. Local Capacity Leveraging
Leverage existing local capacity to
promote and advance income-aligned
housing goals through organizations such
as nonprofit developers, NKY Port
Authority, Catalytic Fund, and others.

49. Construction Training Funding

Enhance existing funding for construction and trades training
through creation of additional funding for construction
workforce training.

16. Local Resources for

Homeownership

Establish locally funded and managed
resources for homeownership — that
could encourage and incentivize the
purchase or renovation of properties
(single and multi-family) that could
preserve affordability, stabilize rents and
lead families toward home ownership.




LOCAL POLICY OPPORTUNITIES

Parking - Bellevue and Dayton have downsized their parking ratios. (This is helping
increase investment in the Central Business District, including historic areas)

Multi-Family - Woodlawn has added and Silver Grove is planning to a multifamily
zone. (We are seeing increased land interest as a result)

Accessory Dwellings - Southgate has added ADU in their largest single family zone.
Unincorporated Campbell County now allows ADU in the Rural Residential Estate
and Agricultural zones. (This is helping with aging in place in both areas)

Attached Units - Da1ytpr] now allows attached single-family units in their largest
single-family zone. (This is helping with density and cost. We have new attached
homes now under construction)

Training for local I?Iannin%and.Zoning and Board of Adjustments members -
familiarize them with newhousing product and techniques.



REGIONAL

VV | N S 36. Local Capacity Leveraging
Leverage existing local capacity to
promote and advance income-aligned

housing goals through organizations such

NKADD staff SUuppo rt |OC8 | as nonprofit developers, NKY Port
Authority, Catalytic Fund, and others.

planning commissions and
fiscal court staff in updating
data to determine progress in
filling housing gaps with a data
dashboard.

30. Regional Housing Trust Fund
Establish a flexible source of financing to

serve the region as a Housing Trust Fund

Key Pa rtners are en gage d In that could offer gap financing through
. grants, low/no interest debt, or forgivable
C(? nversations to move fO rwa rd loans and/or provide funding for
with develo pment of re giona | maintaining low to moderate income
h . _[_- d housing product and support new
ousin 9 und. development. (See more details on page

36).
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AMI
alpha
B AMI 60 80

AMI 80 120

How do you turn a
project into a
system?

AMI<60

B AMr>120

Measure change!

Supply and
affordability

Assign
responsibility for

TRACK METRICS & oG metres
SUCCESSES
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| NORTHERN KENTUCKY AREA DEVELOPMENT DISTRICT

Tara Johnson-Noem

| Executive Director
Tara.Noem@nkadd.org
859.283.1885



