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MEMORANDUM
TO: GoTriangle Planning and Legislative Committee

FROM: Planning and Capital Development

DATE: August 11, 2021

SUBJECT: Greater Triangle Commuter Rail Affordable Housing Study

SStrategic Objective or Initiative Supported
3.4  Encourage/promote location of affordable housing, job opportunities and public facilities 
accessible by transit

Action Requested
Staff requests that the Committee receive a presentation on the Affordable Housing report.

Background and Purpose
Staff from Triangle J Council of Governments (TJCOG) will deliver a presentation of the report’s 
findings, including existing Affordable Housing proximate to the Greater Triangle Commuter Rail 
project and opportunities to support additional Affordable Housing near proposed rail stations.

As part of the second phase of the Greater Triangle Commuter Rail Feasibility Study, staff and 
consultants are assessing the non-monetary costs and benefits of the project to help support 
informed decision-making regarding the project. TJCOG is analyzing Affordable Housing, travel 
markets, and development patterns and plans along the rail corridor to better understand the 
opportunities the project creates and provide insight into the communities that the project 
would affect. Each topic will include a detailed report, executive summary, in addition to easy-to- 
read materials intended for the general public.  All materials will be available on the website, 
www.readyforrailnc.com. The Affordable Housing report is the first of these reports. 

Key take-aways from the Affordable Housing report include the following: 
• A majority of residents in Wake, Durham, and Johnston counties spend more than half of 

their incomes on housing and transportation, above the federal benchmark of 45%. 
• There are over 6,000 legally-binding, affordability-restricted (LBAR) homes along the rail 

corridor. This is 27% of all LBAR homes within Durham, Wake, and Johnston counties. 
• The corridor includes 22,000 multi-family naturally occurring affordable homes (NOAH).
• Current plans for affordable housing would double the number of LBAR homes within ½ 

mile of a proposed station, and there are opportunities for additional Affordable Homes.
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FFinancial Impact 
None

Attachments
Draft Presentation
Executive Summary

Staff Contact(s)
• Jay Heikes, Senior Transportation Planner, 919-314-8741, jheikes@gotriangle.rog
• Katharine Eggleston, CDO, 919-485-7564, keggleston@gotriangle.org
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Close to Home
An Affordable Housing Analysis

of the Greater Triangle Commuter Rail Corridor

Triangle J Council of Governments
June 2021
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Two Types of Rail Corridor Technical Analysis: Service Analysis and Opportunity Analysis

Service Analysis:  What Will It Take To Build? Opportunity Analysis:  What Will We Get If We Build?

• Staff work by STV Consultant Team
• What can happen within the corridor
• Capital Investments:  track, structures, 

maintenance facilities, vehicles, etc.
• Service Patterns – stops, schedule, etc.
• Capital and Operating Costs
• Ridership
• Operational & Environmental Considerations

• Staff work by TJCOG and HR&A
• What can happen along the 

corridor
• Affordable Housing (TJCOG)

• Travel Markets (TJCOG)

• Land Use (TJCOG)

• Economic Impact (HR&A)
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• Task 1.1: Kickoff & Confirm Regional Forecast
• Task 1.2: Conduct Real Estate Market Analysis
• Task 1.3: Real Estate Market Analysis Infographics

• Task 2.1: Confirm Inputs to Regional Model
• Task 2.2: Conduct Economic Impact Analysis
• Task 2.3: Economic Impact Analysis Briefing Book

Affordable Housing Analysis

Opportunity Analysis Framework: Region-Corridor-Station Study Areas

Travel Market Analysis Land Use Analysis

eeeeeeeeeeeeeeeccccccccccccccccccaaaaaaaaaaaaaaaaaasssssssssssssssssssssttttttttttttttt
aaaaaaaaaaaaaallllllyyyyyyyyyyyyssssssssssssiiiiiiiiiisssssssssss
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Opportunity Analysis

• Passenger Rail Transit 
Project Development

• 2050 Metropolitan 
Transportation Plan
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• Task 1.1: Kickoff & Confirm Regional Forecast
• Task 1.2: Conduct Real Estate Market Analysis
• Task 1.3: Real Estate Market Analysis Infographics

• Task 2.1: Confirm Inputs to Regional Model
• Task 2.2: Conduct Economic Impact Analysis
• Task 2.3: Economic Impact Analysis Briefing Book

Affordable Housing Analysis

Opportunity Analysis Framework: Region-Corridor-Station Study Areas

Travel Market Analysis Land Use Analysis
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Although each analysis stands on its own, 
there are important relationships:

Affordable housing – both existing and potential 
– is an important land use

Linking concentrated locations of affordable 
housing to job hubs are key travel markets   
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• Task 1.1: Kickoff & Confirm Regional Forecast
• Task 1.2: Conduct Real Estate Market Analysis
• Task 1.3: Real Estate Market Analysis Infographics

Opportunity Analysis Framework: Region-Corridor-Station Study Areas

Existing and Planned Legally Binding Affordability Restricted (LBAR) Housing

The analysis focuses on three areas: 
A four-county region through which the rail corridor passes (Johnston, Wake, Durham, Orange)
The “rail corridor:” an area within one-mile of the railroad tracks for the planned initial investment
“Station study areas:” ½-mile radius circles at 15 locations initially looked at for station feasibility
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• Key Metrics
• Existing types and 

locations: legally-binding/ 
affordability-restricted & naturally 
occurring affordable housing

• Planned additional affordable 
housing

• FTA CIG scoring calculation
• Opportunity sites & segments

• Task 2.1: Confirm Inputs to Regional Model
• Task 2.2: Conduct Economic Impact Analysis
• Task 2.3: Economic Impact Analysis Briefing Book

Affordable Housing Analysis

Passenger Rail Corridor Analysis: Region-Corridor-Station Study Areas

Travel Market Analysis Land Use Analysis
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• Where workers live
• Where residents work
• Connecting Workers to Jobs
• Emphasized areas:                   

- Travel to Key Hubs                            
- Travel from Key Neighborhoods
• Race/Ethnicity
• Income
• Vehicle availability
• Affordable Housing

• Place types & development 
status

• Existing population & jobs
• Capacity for added jobs and 

residents
• Emphasized topics:                   

- Anchor Institutions                     
- HR&A Market Analysis Results 
- Community ROW setbacks              
- FTA Joint Development
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Passenger Rail Corridor Analysis: Key Terms for Housing Data Sources

• Key Terms

• LBAR housing:  single family homes and apartments with legally binding 
agreements to keep the housing affordable for a set period of time, 
sometimes permanently.

• NOAH housing:  housing in the private market that is affordable due to its 
age, size, location and condition.  For this report, only NOAH apartments are 
evaluated.

• Future LBAR housing: sites that can be reasonably forecast to have a 
specific number of affordable units in the future due to adopted plans or 
funding awards.

• LBAR Opportunity Sites:  Land that is owned by a public agency or 
institutional partner that does not have plans for LBAR housing, but where 
the characteristics of the site and proximity to the rail line indicate LBAR 
housing could be feasible.  Useful for developing “what if” scenarios.
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• Key Metrics
• Existing types and locations:                    

- legally-binding/affordable-restricted    
- naturally occurring affordable 
housing

Passenger Rail Corridor Analysis: Housing Analysis
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Passenger Rail Corridor Analysis: Key Metrics – Income Limits & Affordable Rents

2021 HUD 
Income Limits 

for Durham-
Chapel Hill MSA 

• Key Metrics
(Durham-Chapel Hill 

HUD Metro Area)

Household Size

1-person 2-person 3-person 4-personArea Median Income
30% of AMI 18,150 20,750 23,350 25,900
50% of AMI 30,250 34,600 38,900 43,200
80% of AMI 48,400 55,300 62,200 69,100

Affordable Rent + Utilities ($)
30% of Gross Monthly Household Income

Household Size

1-person 2-person 3-person 4-personArea Median Income
30% of AMI 454 519 584 648
50% of AMI 756 865 973 1,080
80% of AMI 1,210 1,383 1,555 1,728

2021 HUD 
Income Limits 

for Durham-
Chapel Hill MSA
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Passenger Rail Corridor Analysis: Key Metrics – Income Limits & Affordable Rents

2021 HUD 
Income Limits 

for Raleigh MSA • Key Metrics
(Raleigh MSA)

Household Size

1-person 2-person 3-person 4-personArea Median Income
30% of AMI 20,100 23,000 25,850 28,700
50% of AMI 33,500 38,300 43,100 47,850
80% of AMI 53,600 61,250 68,900 76,550

Affordable Rent + Utilities ($)
30% of Gross Monthly Household Income

Household Size

1-person 2-person 3-person 4-personArea Median Income
30% of AMI 503 575 646 718
50% of AMI 838 958 1,078 1,196
80% of AMI 1,340 1,531 1,723 1,914

2021 HUD 
Income Limits 

for Raleigh MSA
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• Existing types and locations:
- legally-binding/affordable-restricted
- naturally occurring affordable housing

County
LBAR Units 

CRT 
Corridor

% of County 
LBAR in 
Corridor

Durham 2,758 37% (of 7,425) 

Johnston 202 8% (of 2,446)

Wake 3,321 25% (of 13,211)

TOTAL 6,177 27% (of 23,082)

Rail corridor boundary

½ mile radius station study area

LBAR housing developments

Passenger Rail Corridor Analysis: Housing Analysis
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County
LBAR Units 

CRT 
Corridor

% of County 
LBAR in 
Corridor

Durham 2,758 37% (of 7,425) 

Johnston 202 8% (of 2,446)

Wake 3,321 25% (of 13,211)

TOTAL 6,177 27% (of 23,082)

Rail corridor boundary

½ mile radius station study area

LBAR housing developments

• Existing types and locations:
- legally-binding/affordable-restricted
- naturally occurring affordable housing

Passenger Rail Corridor Analysis: Housing Analysis
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• Existing types and locations:                   
- naturally occurring affordable housing
(multi-family)

County

NOAH 
Units 
CRT 

Corridor

Total 
NOAH 
Units

% of County 
NOAH in 
Corridor

Durham 5,648 30,607 19%

Johnston 976 2,188 45%
Wake 15,420 88,591 17%

TOTAL 22,044 121,386 18%

Rail corridor boundary

½ mile radius station study area

NOAH housing developments

Passenger Rail Corridor Analysis: Housing Analysis
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• Existing types and locations:                   
- naturally occurring affordable housing
(multi-family)

County

NOAH 
Units 
CRT 

Corridor

Total 
NOAH 
Units

% of County 
NOAH in 
Corridor

Durham 5,648 30,607 19%

Johnston 976 2,188 45%
Wake 15,420 88,591 17%

TOTAL 22,044 121,386 18%

Rail corridor boundary

½ mile radius station study area

NOAH housing developments
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• Planned additional LBAR including LIHTC and Durham 
Housing Authority Downtown redevelopment sites

Rail corridor boundary

½ mile radius station study area

Additional planned LBAR

Passenger Rail Corridor Analysis: Housing Analysis
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The existing proposed project would receive
a score of 2.29 (medium-high) rating on a
scale of low to high, for the affordable
housing land use effects rating criteria.

Proportion of LBAR to Total Units in Station 
Areas

Proportion of LBAR to Total Units in County 
Overall

County
LBAR Units 

within Station 
Study Areas

Units within 
Station Study 

Areas

% LBAR/ 
Units in

Station Areas

Total LBAR 
Units within 

County

Total Units 
within County

% LBAR/Total 
Units in County

Proportion LBAR 
in Station 

Areas/County 
Overall

Durham 801 8,710 9.20% 7,425 141,796 5.24% 1.76
Johnston 104 1,140 9.12% 2,446 84,151 2.91% 3.14
Wake 743 11,232 6.62% 13,211 448,931 2.94% 2.25

TOTAL 1,648 21,082 7.82% 23,082 674,878 3.42% 2.29

Passenger Rail Corridor Analysis: Federal Transit Administration Scoring Calculations 

Rating
Proportion of LBAR housing in CRT Corridor 

Compared to the Proportion in Counties 
Along CRT Corridor

High >2.50
Medium-High 2.25 – 2.49

Medium 1.50 – 2.24
Medium-Low 1.10 – 1.49

Low <1.10
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Opportunity sites are publicly-owned parcels that could be worthy locations for 
affordable housing based on their characteristics and proximity to the rail line. 

Passenger Rail Corridor Analysis: Opportunity Sites

Map Symbols:

Railroad track 
alignment

Corridor 
boundary            
(1 mile from 
tracks)

Station Study 
Area (1/2 mile
radius circle)

County 
boundary

Potential 
Opportunity Site
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Opportunity sites are publicly-owned parcels that could be worthy locations for 
affordable housing based on their characteristics and proximity to the rail line. 

Passenger Rail Corridor Analysis: Opportunity Sites

Map Symbols:

Railroad track 
alignment

Corridor 
boundary            
(1 mile from 
tracks)

Station Study 
Area (1/2 mile
radius circle)

County 
boundary

Potential 
Opportunity Site
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Opportunity sites cover 
over 1,500 acres in the 
corridor, suggesting the 
potential for more 
affordable housing:
Wake: 1,065 acres
Durham: 336 acres
Johnston: 162 acres

-- This example from 
Durham shows how 
mapping can enable 
“what-ifing” as housing 
discussions evolve.  The 
example here is from 
one of the 2050 Metro 
Transportation Plan 
scenarios.

Passenger Rail Corridor Analysis: Opportunity Sites
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Rail corridor 
boundary

½ mile radius 
station study 
area

Potential 
opportunity 
segments

Passenger Rail Corridor Analysis: Housing Analysis NC Federal Opportunity Zones

Opportunity segments are places 
along the corridor where additional 
stations could be considered, based 
on the amount and location of 
existing and planned affordable 
housing.  Two locations, one in 
Morrisville and one in central 
Clayton may warrant consideration 
based on initial observations.
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Affordable Housing Analysis Key Take-Aways

1. There are over 6,000 units of legally-binding, affordability restricted (LBAR) housing along the rail 
corridor, especially in Wake & Durham Counties, which can be linked to major job hubs by CRT

2. There are about 22,000 units of multi-family naturally occurring affordable housing (NOAH) 
along the rail corridor, including a large percentage of Johnston County multi-family NOAH units

3. Local Government and Housing Authority plans and LIHTC awards can double                                          
the number of LBAR affordable housing units within station study areas

4. Existing affordable housing would earn a “medium-high” score in federal                                 
funding competition; planned affordable housing could raise this score

5. Based on a “first pass” analysis, there may be opportunities for more                                                         
affordable housing using public and anchor institution land along the                                                        
rail corridor, should communities and partners wish to pursue this option

6. Safe and seamless “first-mile/last-mile” connections are important to serve affordable housing
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Policy Implications
The housing analysis was descriptive, not prescriptive, but the evidence 
suggests the following policy issues might be worth considering:

Involving institutional landowners, including GoTriangle, Cities, Counties, Housing 
Authorities, and Universities in maximizing housing options within the corridor.

Ensuring seamless bus connections that can serve as both regular routes with 
independent utility and “last mile” feeder services.

Engaging anchor institutions, including those directly served by rail, in steps they can 
take to optimize job access.

Understanding how current facilities and further investments in sidewalks, bike 
facilities and other “micro-mobility” efforts would link affordable housing to 
passenger rail service.
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Future Work
Continue to monitor and report changes in LBAR and NOAH Housing
Incorporate LBAR housing in defining key neighborhoods for the 
Travel Market Analysis
Incorporate both existing affordable housing and housing 
opportunity sites in the corridor Land Use Analysis
Leverage the expertise of Triangle J COG’s Housing Practitioners 
Group to develop and pursue housing policy priorities along the 
corridor if the CRT investment is made
Pursue a regional vision that explicitly links major transit investments 
with affordable housing strategies along major regional corridors, 
including this Greater Triangle Commuter Rail corridor
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Available Resources

A detailed Affordable Housing Opportunity Report

A four-page Executive Summary (both print and web versions)

PowerPoint Presentation

More detailed mapping, by corridor segment

-- all materials will be available at ReadyForRailNC.com --
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Close to Home 
An Affordable Housing Analysis of the Triangle’s Passenger Rail Corridor 

Executive Summary 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The Triangle Region is considering a passenger rail investment that initially could connect West Durham, Central 
Durham, East Durham, the Research Triangle Park, Morrisville, Cary, NC State University, West Raleigh, Central 
Raleigh, Southeast Raleigh, Garner and Clayton in Johnston County.  Later investments might extend service to Orange 
County on the west and farther into Johnston County on the east.  Part of this effort is analyzing opportunities along 
the corridor:  for affordable housing, for guiding land use, for serving travel markets and for influencing economic 
development. 

This Executive Summary highlights findings from an analysis of rail corridor affordable housing.  The full report: 

Defines affordable housing and its two main types:  housing that is affordable due to legally binding 
commitments and housing that is currently affordable due to its characteristics and market conditions. 

Summarizes the connection between housing affordability and transit access. 

Provides a detailed analysis of: 
o Legally-binding affordability restricted housing, both existing and planned 
o Other multifamily (apartment) housing that is currently affordable due to its age, condition or location 
o How the corridor would rate for affordable housing under federal transit project funding evaluation 
o Publicly-owned sites where future affordable housing could be feasible 

Identifies locations on the corridor where additional stops might benefit residents of affordable housing. 

Indicates performance measures we can track and steps we can take to work together in the Triangle Region to 
preserve and create affordable housing. 
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ligning  commuter rail investments with affordable housing decisions can provide residents in both 
permanently protected and naturally occurring affordable housing fast, reliable access to jobs,  

education and important community  
services.  But it will likely take a  
sustained, collaborative effort to do so. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
The Affordable Housing Opportunity Analysis was conducted by Erika Brown of the Triangle J Council of Governments and 
is the first of three evaluations accompanying the commuter rail service analysis of the NC Railroad Corridor between 
West Durham and Clayton.  The other two evaluations address travel markets and land use. 
 

A 

Legally-Binding Affordability-Restricted (LBAR) Housing 
There are 6,200 units of LBAR housing in the corridor, 27% of all the LBAR 
units in Wake, Durham and Johnston Counties.  Durham especially has a 
concentration of LBAR units in the corridor -- 37% of the county’s total.  
LBAR means the housing is for those who meet income thresholds, and is 
a critical component of housing for people with incomes well below the 
Area Median Income (AMI).  About 1,700 LBAR units are within the initial 
15 station study areas.  In addition to the existing units, at least another 
1,000 units of LBAR housing are planned in the station study areas alone. 
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How the Corridor’s Affordable Housing Stacks Up in the Competition for Federal Funds 
The rail project will require federal funding and part of the criteria for federal support is the amount of legally binding affordable 
housing near rail stations.  The project would score well based on existing LBAR housing, earning a Medium-High rating.  With 
future LBAR projects, this rating could increase, especially if communities use some of their opportunity sites to add housing. 

This housing analysis focused on two types of places:  

The “rail corridor,” defined as one mile on either side of        
the railroad tracks, and 

“Station study areas,” circles with a half-mile radius      
around a point that represents a likely location for a stop 

The Symbols on This Map 
The existing railroad where 
initial service is being studied 

Initial Station Study Areas:       
½ mile radius circles around 
stops that are being analyzed 

Opportunity Segments: 
places where adding and/or 
shifting stations might serve 
current affordable housing  

Opportunity Sites for Additional Affordable Housing 
In a fast-growing region like the Triangle, we can’t just rely on the affordable housing we have today, but will need to preserve 
and create affordable housing to serve the place we will become.  An initial examination of publicly owned land within the rail 
corridor indicates that around 1,500 acres of land controlled by the public sector might be suitable for additional affordable 
housing.  In certain cases, a special federal process called “Joint Development,” might help offset some of the costs of building 
new affordable housing at rail stations. 

Naturally Occurring Affordable Housing (NOAH) 
There are about 22,000 market-rate apartments within the rail corridor that are affordable to 
households making 80% or less of the Area Median Income (AMI), the rule-of-thumb used to define 
the upper end of the affordable housing range.  NOAH units are more prevalent than LBAR units, 
especially in Johnston County, but they are also more at risk, as their rents are set based on market 
conditions.  Working to preserve existing NOAH units, and to remove barriers to increasing its supply, 
can be cost-effective strategies. 

Opportunity Segments Along the Corridor 
The analysis looked at areas along the corridor that had existing affordable housing, but where stations were far 
away – these areas are called Opportunity Segments.  Two places may warrant more attention for station 
consideration, shown as red circles on the map.  The first is near Morrisville Parkway, where there are large numbers 
of NOAH units; likely towards the upper end of the 80% AMI measure.  The second is around downtown Clayton.   

The Big Picture 
Housing is usually a household’s largest expense.  
Transportation is typically second.  So addressing housing and 
transit together is a pocketbook issue for households, a 
workforce access issue for employers, and an equity issue for 
communities.  A good rule of thumb is that if a household can 
limit its combined housing, utility and transportation costs to 
45% of its income, it has money left for life’s other necessities. 

Critical Considerations and Next Steps 
Housing and transit can seem like different worlds:  different agencies, different 
funding sources, different rules, different expertise, different perspectives.  
Successful alignment of housing decisions and transit investments may require 
systematic, sustained partnerships involving creative people of good will.  And a 
critical part of the collaboration should be ensuring seamless “first mile-last mile” 
bus and micro-mobility connections that can link neighborhoods and business 
districts to rail stops – for every unit of LBAR housing in a station area, there are 
about three more in the first mile-last mile corridor. 
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How to Learn More and Engage in the Project 
This Executive Summary includes highlights from a more detailed analysis of affordable housing along the 
proposed commuter rail service between West Durham and Clayton in Johnston County.  Each of the 
topics addressed in the highlights on the previous page is described in more detail in the full report.  The 
report, along with resources like those shown below in thumbnail images, and opportunities to give your 
thoughts about the project, are available at https://goforwardnc.org/project/commuter-rail/   

Existing and Planned Legally Binding Affordability Restricted (LBAR) Housing  

Naturally Occurring Affordable Housing (NOAH) -- apartments 

Affordable Housing Opportunity Sites (publicly owned land where affordable housing is feasible)  

This report was prepared by the Triangle J Council of Governments as part of its work to align transportation investments with             
land use and housing affordability decisions.  Contact John Hodges-Copple at johnhc@tjcog.org with comments and questions. 
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