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 Question about this report should be directed to: 

 
Kristy Carter 
Community Development Planner 
NC Department of Commerce 
Division of Community Assistance 
Community Planning Program 
Western Regional Office 
31 College Place, Building B 
Asheville, NC 28801 
Phone:  828.251.6914 x 207 
Fax:  828.251.6918 
Email: kcarter@nccommerce.com 
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INTRODUCTION 

 
The Highlands Affordable Housing Task Force commissioned Kristy Carter with the NC Division of 
Community Assistance, Western Regional Office to prepare the following market study to examine and 
analyze the Highlands area as it pertains to the construction of a 48-unit family designated rental 
project.  Shortoff Woods is the informal name of the project.   
 
The primary purpose of the following market analysis is to provide sufficient evidence that market 
conditions support and sufficient demand exists to support the construction of the proposed project.  
Local and regional demographic and income trends, existing housing conditions, as well as a supply and 
demand analysis within the Highlands area are the elements examined in this analysis.   
 
The study closely follows standard procedures for a multi-family market study, as outlined by the NC 
IƻǳǎƛƴƎ CƛƴŀƴŎŜ !ƎŜƴŎȅΩǎ н007 Market Study Standards and Requirements.  However, while a proposed 
project is introduced in this report, it is important to note that the project is still an ideaτsomething 
that could be done.  The purpose of this report is to provide decision makers with the information they 
need as the potential project begins to form into one that is tangible.  Therefore, some of the elements 
normally found in a market analysis are not included in this report.    
 
This document also serves to provide the Task Force with information about housing in the Highlands 
area in order to make housing related recommendations in the future.   
 
The intent of this document is not to serve as a guide for development, financial, or investment 
decisions.  Anyone seeking to develop the actual project should conduct his or her own research in 
partnership with the NC Housing Finance Agency prior to developing any proposed project.   
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PART ONE:  PROJECT DESCRIPTION 

 
Project Location: The Highlands Affordable Housing Task Force (ATF) has recommended the 
construction of a 48-unit Low Income Housing Tax Credit apartment project to meet the needs of 
working families in the Highlands area.  Current plans locate the project on the southwest portion of the 
existing Highlands-Cashiers Hospital parcel, located just outside of the Highlands extra-territorial 
jurisdiction boundary.  The project location is on Buck Creek Road, north of Highway 64 (Cashiers Road).  
The entrance to the property is approximately three-tenths of a mile from the entrance of Highlands-
Cashiers Hospital and three-tenths of a mile south of the Chestnut Hill of Highlands Retirement 
Community.   
 

MAP 1:  POTENTIAL PROJECT LOCATION 

 
   Source:  Macon County GIS 

 
Other Project Descriptors: 
Å Construction Type:    New construction 
Å Occupancy Type:    Family 
Å Target Income Group:    24 (50%) LIHTC and 24 (50% )Market Rate 
Å Special Population  Disability (five units) 
Å Number of Units by Unit Type:   48 total units 

This report does not recommend a mix of units.  The primary 
recommendation is for two-bedrooms mixed with a few one 
and three-bedrooms.  Data throughout this report support this 
need. 

Å Unit Size:     To be determined (TBD) by developerΩs plans 
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Å Structure Type:    TBD by developerΩs plans 
Å Rents and Utilities Allowances:   TBD by developerΩs plans 
Å Proposed Project Amenities:   Playground, childcare facility 
Å Proposed Unit Amenities:   TBD by developerΩs plans 
Å Utilities Included:  TBD by developerΩs plans 

 

PART TWO:  SITE EVALUATION 

 
The site is located on the southwest corner of the existing Highlands-Cashiers Hospital main parcel.  An 
eight to ten acre parcel will be subdivided from the main 40-acre parcel if the project moves forward.  
The site is mostly wooded, with a moderate size area that was leveled during hospital construction.  
Overall, the site appears to be suitable for the project; however, there are some negative attributes to 
note: 
 

Å According to Bill Nellis, a member of the Affordable Housing Task Force, the northern 
most portion of the property is steep but not so much so that it could not be used.  The 
most usable portion of the property is the finger that is at the northwest portion of the 
property 
 

Å The surrounding area lacks sidewalks and the roads near the property are not well 
suited for pedestrians.   
 

Å The project ƛǎ ƭƻŎŀǘŜŘ ƛƴ aŀŎƻƴ /ƻǳƴǘȅΩǎ ²ŀǘŜǊǎƘŜŘ LLL-BW district.  For a multi-family 
project such as this, development is limited to 24-percent built upon area.  It is worth 
noting this regulation; however, it will not negatively affect the project.   
 

Å The Hospital property is in Macon County and receives water and sewer service from 
the Town of Highlands.  The Town of Highlands has a policy that requires voluntary 
annexation if a project wants town water and sewer services.  The Hospital was a special 
exception to this rule.  Ideally, the property would remain in the County and receive 
water and sewer service from the Town of Highlands.   
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IMAGE 1:  PROJECT LOCATION PHOTOS 

   

 

 

 
Looking toward top of entry road.  Northwest 

 

 

 
Road to Property  Southeast 

 
 
Surrounding Land Uses:  There appears to be no problematic surrounding land uses in relation to 
marketability of this project.  Land uses adjoining the 40-acre hospital property include single-family 
residential homes, vacant single-family residential lots, additional Hospital properties, a church, a mini-
storage facility, a Macon County park, a Macon County building, and Chestnut Hill of Highlands, a 
retirement community.   
  


