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PREFACE 

The Board of Directors of the Smithville Community Coalition 

has prepared this prospectus to tell our story comprehensively. 

We came before the Board of County Commissioners asking for 

$3 million in the fiscal 2020 budget. The Board indicated an 

interest in supporting our effort to revitalize Smithville by 

providing a $250,000 Planning Grant. 

Like nearly everyone else, the pandemic has required that we 

rethink some of our planning efforts. However, over the past 

two years, we have continued to move our revitalization efforts 

forward and have developed momentum, despite the inability 

to hold large public meetings.  

Approximately $100,900 of the Planning Grant is under con-

tract or spent. The SCC has received pro bono legal assistance 

from three law firms totaling roughly $50,000. We have also 

received pro bono assistance with our historical neighborhood 

review in anticipation of pursuing a historic designation for 

Smithville. The SCC was 

awarded another round of 

funding from the United Way. 

The SCC has built our relation-

ship with the Mayor and 

Town staff. We have worked 

our way through some chal-

lenging issues. On February 

15, 2021, the Housing Com-

mittee presented their report, 

titled "Cornelius Community 

Housing Opportunities – Fos-

tering Affordability." Under 

Recommendation 1, Compre-

hensive Housing Plan, it 

reads, "The Plan should sup-

port current neighborhood revitalization efforts or the Smith-

ville Community Coalition and their work with Neighboring 

Concepts. The current effort is a model for how the neighbors 

and community members can come together to address gentri-

fication in a historic African-American community." 

Over the past two years, the SCC has used the County and our 

philanthropic partners' grant resources to continue planning 

our Smithville Revitalization Plan's successful implementation. 

Because of the additional two years of planning, we now know 

more about what is needed to execute our Plan. 

1) We have invested heavily in understanding the heir land 

problems. Because of this additional investment, particu-

larly the pro bono assistance from our attorneys, we not 

        only understand specific title issues, we also know the 

names and addresses of many people we need to contact 

to resolve the title issues. 

2) Through Timmons Group and Neighboring Concepts' civil 

engineering work as a master planner, we have a much 

better understanding of the DEQE and the Army Corps of 

Engineers' technical requirements and process for secur-

ing approvals. Learning the technical specifications is criti-

cal for the new streets we want to implement in our Plan. 

3) Over the past two years, we have talked to at least two 

dozen owners of vacant land in Smithville, south of Ca-

tawba Avenue. Because of these conversations, we have a 

much better understanding of the steps we need to ac-

quire many of these parcels. 

4) We have learned that historic designation is essential to 

the long-term residents and 

homeowners of Smithville. 

Because of this, we are incor-

porating this into our Plan. 

5) We have met with the 

Town of Cornelius each month 

over the past year and ½. In 

our 2019 plan, we believed 

that we had to succeed de-

spite the Town. Since then we 

have worked on this relation-

ship and believe that the 

Town is genuine in its desire 

to support implementing the 

Plan's current version. 

6) We have had more time to contact former elected offi-

cials of the Town of Cornelius, some churches, some 

neighborhood associations, and community organizations. 

We know that we have a broader base of support in 2021 

than we did in 2019. Over the past two years, more Cor-

nelius residents want and value Smithville's contribution 

to Cornelius's quality of life. 

Saving Smithville is not a real estate development deal. It is 

our quest to find a just solution to our future. Most historical-

ly, African-American Charlotte metro communities from the 

1900s are just remnants today. The descendants of slaves no 

longer have a claim to the place their fore-parents called 

home. 
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Displacement is one of the great ironies of urban America. Resi-

dents in segregated African-American neighborhoods were de-

nied economic opportunities and the ability to choose where to 

live freely. Later generations left the segregated spaces of their 

fore-parents searching for economic opportunity and the ability 

to make life choices. As we fast-forward to the 2000s, African-

American and former African American communities sit on some 

of the best-situated lands in many cities and towns. But through 

a combination of bad or no affordable municipal housing policy, 

gentrification, speculation, and various forms of theft, these 

affordable communities are disappearing or have disappeared. 

In Smithville, we intend to see a different result. We have taken 

the lead to shape a bright future where the existing residents, 

the descendants of the original sharecroppers, are integral to 

our space's destiny. By endorsing a Comprehensive Housing 

Plan, the Town of Cornelius took a significant step toward 

meeting our goals as a neighborhood. 

From a real estate perspective, Smithville has an excellent loca-

tion. Transportation is improving for North Mecklenburg. A Bus 

Rapid Transit stop will be located across I 77 from Smithville. It is 

also a sub-neighborhood of Cornelius, which has a high quality of 

life and great amenities. 

The Smithville Community Coalition (SCC) and our constituents, 

the historical residents of Smithville, have come together to 

shape our vision for the future. Smithville will change, but the 

real question becomes, can the Smithville residents share in and 

benefit from that change. Can their children and grandchildren 

ever afford to come home? We believe we have crafted a revital-

ization plan that not only allows them to come home but creates 

incentives for them to come home. 

In addition to protecting the residents and legacy of Smithville, 

the SCC charts a path forward by creating the next chapter of 

Smithville’s future as a workforce housing initiative. We go be-

yond pious words of encouragement. The SCC proposes to cre-

ate a neighborhood that targets municipal workers as the next 

priority after Smithville residents or heirs of former landowners 

in Smithville.  

This prospectus, or proposal, includes a comprehensive ap-

proach toward carrying out that vision. This vision can succeed 

only if we develop partnerships with partners who want the idea 

to succeed. It is a lot easier to say "no," than to say "yes." How-

ever, "getting to yes," is the only way we can create affordable 

housing options and protect the legacy of Smithville.  

Begin with the End in Mind 
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EXECUTIVE SUMMARY 
We all acknowledge that Smithville will change. The real ques-

tion facing us is, what must Smithville do to shape and control 

its destiny? Smithville is facing four existential threats:  

• A rapidly aging population,  

• Relatively low land values due to isolation and blight,  

• A very marketable location, and,  

• Introduction of Bus Rapid Transit (BRT) stop.  

This Smithville revitalization program, constructed around six 

justice principles that respond to existential threats, is also an 

affirmation of the community we need.  

1) No residents in occupied homes will be displaced.  

2) The "NewSmithville" will honor its heritage as a historically 

African-

American neigh-

borhood.  

3) Seniors who own 

their homes can 

continue to live 

in them until 

they are ready to 

sell.  

4) This phase of the 

revitalization will 

be limited to 

blighted sections 

of Smithville, 

those with empty land and vacant buildings.  

5) Residents will not be displaced by escalating real estate 

taxes from the revitalization.  

6) New development in Smithville will be mixed-income and 

mixed tenure, covering the spectrum from 30% of AMI to 

120% of AMI. The majority of new development targets 

incomes below 80% of AMI.  

7) We will compensate everyone fairly for their land and hous-

es. 

The revitalization program has two components that will help 

seniors continue to age in place. First, we budgeted $250,000 to 

create a loan pool that will allow us to provide a second mort-

gage for up to 25 seniors living in Smithville in return for a Right 

of First Refusal to purchase their home when they leave it. This 

second mortgage will not require payments from the homeown-

er but will be repaid upon sale of the house. 

Second, all occupied homes which do not want to participate in 

this program can be sold on the open market, which is the own-

er’s right. We will attempt to accommodate any homeowner 

south of Catawba who wants to sell their home to this revitali-

zation effort.  

Third, we are focusing on vacant land and empty buildings. Our 

homebuilder partners agree to the covenants in the Smithville 

Revitalization Plan contract. All land purchased will be subject 

to long-term deed restrictions. We have interviewed experi-

enced potential builder partners who will be under contract to 

provide housing within the parameters of the program we have 

described. We have viewed their products and their cost struc-

ture for delivering their homes as a part of this process. 

We have contracted 

Neighboring Concepts 

to work with the Town 

and us as the master 

planner for the "new 

Smithville." We have 

had the lots in the 

target area appraised 

twice in 2018, then 

again in 2020. The 

appraisals are the ba-

sis for our projected 

site acquisition costs. 

We project rents to 

range from $450/month to $1000/month on one to three-

bedroom units. Once we have acquisition funding and estimate 

a schedule, we will survey the neighborhood to determine how 

many seniors want to move into an apartment and sell their 

homes. These units will allow seniors who want to leave their 

homes an opportunity to stay in the neighborhood. 

We project home sales prices to range from $217,000 to 

$296,000 with a weighted average of approximately him 

$269,600. This cost spectrum allows us to include annual house-

hold incomes as low as $45,000 and up to $100,000. Incomes up 

to 100% of the AMI, or approximately $83,500 for a family of 

four, typically qualify for down payment assistance programs. 

These incomes qualify for down payment assistance from bank 

programs. If the home values stay in that range, then the in-

crease in real estate taxes on the existing properties can be 

better planned and managed. 
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Ownership  

  5 units targeting 50% of AMI 

15 units targeting 60% of AMI  

45 units targeting below 80% of AMI 

25 units targeting below 100% of AMI  

12 units below 120% of AMI  

Total of 102 units  

Rental 

Development Program Rental  

40 units at 50% of AMI  

20 units at 40% of AMI  

  5 units at 30% of AMI  

Total of 65 units  

We are including the Smithville Rosenwald School renovation. It 

is a historic structure and essential icon in the neighborhood. 

Our Plan includes bringing the school/center back to its original 

design as a community resource. We want to purchase the 

school/center and create an operating fund to maintain its fi-

nancial viability into the future.  

Smithville will become a multi-ethnic, mixed-income, mixed-

tenure neighborhood of primarily working-class residents. The 

SCC developed this Plan based on discussions and comments at 

several neighborhood meetings from 2018 until the pandemic. 

Our comprehensive program plans are for approximately 167 

units on blighted vacant land. We plan for 65 apartments serv-

ing below 50% AMI renters and 102 homes or townhomes for 

closed public meetings in 2020. This Plan is fair, reasonable, and 

can be implemented.  

Our comprehensive program plans are for approximately 167 

units on blighted vacant land. We plan for 65 apartments serv-

ing below 50% AMI renters and 102 buyers below 120% of the 

AMI. Of the 102, 65 units will help below 80% AMI buyers and 

20 units serving below 60% of AMI buyers. 

We can create this level of affordability by acquiring all the land 

needed and putting in the 

core infrastructure. This ap-

proach gives the revitaliza-

tion the ability to use varia-

ble land costs to enhance 

rental and ownership hous-

ing affordability. 
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TARGET MARKET 
Rather than having each builder fund its marketing operation, 

the Smithville Community Coalition will create an internet-based 

application lottery system. The Smithville revitalization has two 

target markets. First, we want to accommodate people living in 

Smithville or document as an heir to a family owning land be-

tween 1900 and 1968. These approximately 60 years cover the 

time where Smithville was legally segregated, and the residents 

had limited housing options. 

1. Existing residents of Smithville 

2. Heirs, children, grandchildren, or great-grandchildren, to 

former landowners in Smithville who can document their 

relationship 

The second target market is municipal workers. The revitaliza-

tion is a workforce housing-focused development. After the first 

two categories, exclusive to either residents or children of for-

mer residents, we have these priorities. 

3. Employees of the Town of Cornelius 

4. First Responders living in any municipality in Mecklenburg 

County 

5. CMS employees 

 



Smithville Community Coalition Page 8 

 

SMITHVILLE REVITALIZATION PLAN — HIGHEST AND 

BEST USE OF THE LAND 

 
 

TIF Grant Assumptions  

 

We made some assumptions in valuing the future real estate tax reve-
nue stream. The restricted units were vacant land in 2011 and 2019 val-
uations. The restricted units will be valued based on the income re-
strictions which will be below market. For market units, we took the 
same approach since there were no structures on that land. We as-
sumed just 20 residential units in the TIF boundaries selling for $325,000 
per home. We reduced the value of the land by including all of the va-
cant land in the TIF boundaries. We did not include any projected com-
mercial income within the TIF boundaries towards the increment. As a 
result, we have made an extremely conservative estimate on the pro-
jected real estate tax revenues within the boundaries. Last, we assumed 
a 3% rate for 20 years to come to a $3,562,365 loan with a 71% LTV.  

   

Income Restricted Units  

 Number Restricted Units 102 

 Estimated Market Value Per Restricted Unit $269,626 

 Total Market Value Restricted Units $27,501,875 

 Less 2019 Basis -$2,723,600 

 Estimated Increment on 2019 Basis $24,778,275 

 Property Tax Rate -- County 0.5905% 

 Property Tax Rate -- Town 0.1830% 

 Projected Annual Increment to County -- Restricted $146,316 

 Projected Annual Increment to Town -- Restricted $45,344 

 Tax Increment Available for Debt Service (1.2 DCR -- County Restricted) $121,930  

 Tax Increment Available for Debt Service (1.2 DCR -- Town Restricted) $37,787  

Market Rate Units  

 Market-Rate Units 20 

 Estimated Market Value Per Unit Market $325,000 

 Total Market Value Market Rate Units $6,500,000 

 Less 2019 Basis -$751,000 

 Estimated Increment on 2019 Basis $5,749,000 

 Property Tax Rate -- County 0.5905% 

 Property Tax Rate -- Town 0.1830% 

 Projected Annual Increment to County -- Market $33,948 

 Projected Annual Increment to Town -- Market $11,957 

 Tax Increment Available for Debt Service (1.2 DCR -- County Market $28,289.87 

 Tax Increment Available for Debt Service (1.2 DSC) -- Town Market $9,964.27 
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Debt   

 Supportable Debt -- County Restricted $4,060,952 

 Supportable Debt -- Town Restricted $1,258,517 

 Supportable Debt -- County Market $942,213 

 Supportable Debt -- Town Market $331,867 

 Total Supportable Debt 3% Interest, 20 Year Amortization $6,593,549 

Proposed TIF Grant from County  $3,562,365 

 Supportable Debt -- County on Restricted and Unrestricted $5,003,165 

 Supportable Debt -- Town on Restricted and Unrestricted $1,590,384 

 Loan to Value of RE Tax Stream -- County 71% 

 Loan to Value of RE Tax Stream -- Town  47% 

 Loan to Value of RE Tax Stream -- Town and County 54% 

 

The Smithville Revitalization Plan is the highest and 
best use of the land. From a public policy perspec-
tive, the revitalization does the following. 
 
 Protects vulnerable, primarily very low-income 

seniors who have no place to go if displaced. 
They can continue to live in their homes and age 
in place. 

 
 It partially corrects a history of disparate public 

investment. 
 

 It is a positive affirmation this historically segre-
gated and underfunded community matters.  
 

 Town employees have the highest priority for the 
housing after the Smithville categories. 
 

 It creates housing that will be available to lower-
income workers employed locally. 
 

 The Plan affirms that Cornelius is open and wel-
coming to all incomes and ethnicities of families. 
 

 The Plan pays back the public investments 
through increased real estate taxes between 15 
and 20 years. 
 

 The Plan will yield nearly 30% more in real estate 
tax revenue than developed as a market rate site 
and displacing the residents. 
 

 The revitalization will expand Smithville Park and 
create an amenity for East Cornelius residents. 
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SMITHVILLE HISTORY/PAST 
One goal of this revitalization is to prevent gentrification and 

displacement of current Smithville residents. "History has re-

peatedly demonstrated that investment without equitable pro-

tective policy and process mechanisms lead to gentrification, 

displacement, and a lack of access to benefits in many low-

income and communities of color.  

Communities of color and low-income neighborhoods want a 

greater investment that preserves and strengthens current resi-

dents, business, and cultures, instilling value in people rather 

than displacing them." 1  

History of Smithville 

According to, A Town by Any Other Name: From Virgin Springs 

to Lake Norman: A History of Cornelius, North Carolina by Leslie 

B. Rindoks, Smithville, known as Lemley 

until 1910, emerged just after the Civil 

War, approximately 1869, when former 

slaves were freed.  

The Catawba River was dammed in 

1962, creating Lake Norman. This physi-

cal change brought additional develop-

ment, and ultimately Cornelius an-

nexed Smithville in 1972. Before that, 

Smithville functioned as an unincorpo-

rated part of Mecklenburg County. Ac-

cording to the Town, Smithville resi-

dents had attempted to be annexed in 

1967 but were turned down for lack of 

a tax base.  

From the 1880s to today, Cornelius has 

grown from a small cotton-weighing 

town into a rapidly growing Charlotte suburb. The population 

has grown from roughly 12,000 in 2002 to 30,000 by 2016. 

Founded in 1910, Smithville is one of the oldest communities in 

Cornelius, with roots dating back to the 1880s. Cornelius is the 

second youngest of Mecklenburg County's six incorporated 

towns. Mecklenburg County contains seven municipalities, in-

cluding Charlotte and Cornelius, Davidson, Huntersville (north of 

Charlotte), Matthews, Mint Hill, and Pineville (south and south-

east of Charlotte).  

From its founding until its annexation in 1972, Smithville was the 

largest concentration of African-Americans in the Cornelius/

Davidson area. It existed as unincorporated Mecklenburg County 

until 1972.  

Smithville's Plight Resulting from Bad Public Policy 

From its inception to today, Smithville has suffered from the 

results of bad public policy. With a few exceptions, most African 

Americans were sharecroppers in North Meck. Sources of credit 

available to the white man were closed to the few African-

American farmers who owned land.  

Legal redress in matters of contracts was beyond their reach. 

One may cite any number of difficulties that the few independ-

ent black farmers encountered solely because of their race. 

Federal policy institutionalized racism and reduced employment 

opportunities for Blacks. During the Great Depression, the Unit-

ed States enacted a series of policies under the New Deal to as-

sist struggling families and expand access to economic mobility. 

These policies include, but were not limited 

to, strengthened labor standards for wages 

and working conditions and increased protec-

tions for collective bargaining. The New Deal 

helped millions of families find work, increase 

their wages and certain employment bene-

fits. Still, lawmakers reserved most of these 

benefits for white workers while restricting 

and excluding people of color. These actions 

helped institutionalize and validate racial 

disparities in economic well-being, and the 

effects are felt to this day. During the New 

Deal Era, the statutory exclusion of agricultur-

al and domestic employees was well-

understood as a race-neutral proxy for ex-

cluding blacks from statutory benefits and 

protections made available to most whites. 

Between two and three million agricultural 

workers and an unknown but large number of domestic workers 

are denied federally-protected rights to bargain collectively be-

cause of the exclusion. Farmworkers have been described aptly 

as "among the most exploited groups in the American labor 

force." Domestic workers, too, have been described as among 

the most vulnerable workers in our society." 

The Fair Labor Standards Act and the Wagner Act were landmark 

pieces of New Deal legislation that opened the door to prosperi-

ty for thousands of households. These policies were marketed as 

universal, but they further entrenched racial disparities in wages 

and benefits by excluding occupations commonly held by Blacks.  
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Even today, millions of people of color remain trapped in low-

paying jobs with few benefits, limited employment security, and 

sordid working conditions due to these intentional government 

policies. 

Some could pay cash for the land, and for those who could not, 

Smith gave them the land. Blacks secured loans at the Cornelius 

Bank. Smithville consisted of a combination of African-American 

mill workers, service workers, domestic and farm workers 

through the 1970s.  

The community, which is now part of Cornelius, eventually be-

came known as Smithville because the Jacob L. Smith family 

owned the land, including the cotton fields where many of the 

men and women in the neighborhood worked as laborers share-

croppers. Jacob Smith began to parcel out his property to black 

families in 1908, hoping they would create a community and not 

have to, once again, as in slavery, separate from their families.  

From its inception through the early 1970s, the Smithville sub-

neighborhood suffered from racism and segregation in the hous-

ing and employment markets. Unlike other parts of Mecklen-

burg County, where whites lived, Smithville residents and real 

estate owners could not participate in the FHA federally insured 

loan programs.   

How Did This Neighborhood Become Distressed? 

As with most historically African-American neighborhoods that 

started near the turn of the 20th century, Smithville bears the 

footprints of racial segregation and capital starvation. Segrega-

tion determined African-American employment opportunities. 

The communities were capital-starved because it was extremely 

difficult for African-Americans to get credit and build net worth. 

A combination of federal housing policy and segregation limited 

the appreciation of housing and real estate in Smithville. This 

community suffered from an artificially low level of business 

development compared to other neighborhoods with compara-

ble density. Congress and state legislatures granted exemptions 

to bank safety-and-soundness regulations only for Federal Hous-

ing Administration (FHA)-insured mortgages.  

The Federal Housing Administra-

tion, established in 1934, supported 

segregation efforts by refusing to 

insure mortgages in and near Afri-

can-American neighborhoods — a 

policy known as "redlining." Simul-

taneously, the FHA was subsidizing 

builders who were mass-producing 

entire subdivisions for whites — 

with the requirement that African 

Americans could not purchase 

homes in the new developments.  

Thus, if the FHA would not insure a 

borrower, that borrower could not 

get a low-down-payment, long-

term mortgage from any source. 

With segregation and limited ac-

cess to capital, Blacks were already 

at a significant disadvantage. The 

net impact has been overall lower 

home values in Smithville, the ina-

bility to enhance the family net worth, and a historical failure to 

upgrade the real estate quality as it aged. 

This government practice was swiftly adopted by private banks, 

too, during an era of massive homeownership expansion in the 

U.S. And the visual language of the maps became a verb: To red-

line, a community was to cut it off from essential capital. To be 

redlined was something even worse. 

The federal government eventually was forced to retreat from 

the practice, and the Fair Housing Act outlawed it in 1968. But 

black communities have warned that it still exists in subtler and 

changed forms, in bank tactics that have targeted these same 

neighborhoods for predatory lending.  
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SMITHVILLE REVITILIZATION PROGRAM 
Smithville will provide housing options to individuals and fami-

lies whose incomes fall between a low of approximately $18,000 

and up to $100,000 per year. We accomplish this by creating a 

rental development targeting incomes between 30% of the AMI 

and 50% of the AMI. The rental component of our revitalization 

program projects between 65 and 80 rental housing units, de-

pending, primarily, upon parking requirements. 

The revitalization plan also calls for approximately 102 owner-

ship units. The program will produce one and two-story single-

family homes and one, two, and three, story townhomes. These 

ownership units will target incomes primarily between $40,000 

and $100,000 per year, between 60% of the AMI and 120% of 

the AMI. 

Rental Program 

Cornelius does not have a Housing Trust Fund, so we need to 

create a different rental housing gap financing mechanism. Un-

like Charlotte, Cornelius does not have a Housing Trust Fund, so 

we need to create a different rental housing gap financing 

mechanism to be feasible. Under this program, four forms of 

subsidy are available. 

1) With the assistance of approximately $3,500,000 from 

Mecklenburg County, we will acquire the land needed for 

the redevelopment and provide the ground to the rental 

phase either free or with a long-term lease. 

2) By targeting a nonprofit partner to develop the rental 

phase, the project will be mostly exempt from real estate 

taxes.  

3) Because the project is serving incomes at or below 50% of 

the AMI, we anticipate applying for and securing the 9% 

Low Income Housing Tax Credits. 

4) Even with the above assistance, the rental phase will need a 

shallow subsidy to close the remaining gap.  

The Federal Home Loan Bank is an underused  resource in the 

Charlotte area. Based on the criteria for 2021, this project would 

score competitively for its funding. By law, each FHLBank must 

establish an Affordable Housing Program (AHP) and contribute 

10 percent of its earnings to its AHP. Under the Federal Home 

Loan Bank Act (FHLBank Act), the specified uses of AHP funds 

include the purchase, construction, or rehabilitation of rental 

housing where at least 20 percent of the units are affordable for 

and occupied by very low-income households (with incomes at 

50 percent or less of the AMI. 

The project will require some rent skewing for very low-income 

residents. Under rent skewing, the higher rent units subsidize 

some lower-rent apartments. As a result, we limit the number 

of 30% of AMI units produced in the phase. If we want more 

than 30% of AMI units, we need to identify another subsidy 

source.  

Several seniors have shown interest in moving into a rental 

apartment. We will do a survey and determine the size of the 

subset. We will provide a rental apartment to any senior who 

sells their house to the redevelopment effort. However, the 

renter will need to use a portion of the sales proceeds toward 

their monthly rent. 

Ownership Program 

The ownership program projects approximately 102 units of 

housing. Housing products will range from one and two-story 

single-family homes and two and three-story townhomes. 

We project that 65 of the 102 units will serve incomes at or be-

low 80% of the AM. We have tentatively set aside 5 units for 

existing Smithville homeowners to solve two issues. First, 2-3 

existing homes are on lots that can handle at least twice the 

current number of units. It is more economically efficient for us 

to do a land swap. Second, 2-3 homes are in the public right-of-

way and are needed to reach the street width necessary for a 

sidewalk.  

 

                  Projected Rents  

     

House-
hold 1 2 3 4 

30% $17,750 $20,050 $22,250 $25,050 

Rent $444 $501 $556 $626 

40% $23,400 $26,750 $30,100 $33,400 

Rent $585 $669 $753 $835 

50% $29,250 $33,400 $37,600 $41,750 

Rent $731 $835 $940 $1,044 

 Home Ownership  
15 
Acres   

50% 60% 80% 100% 120%  

5% 15% 44% 25% 31% Total 

5 15 45 25 12 102 

mailto:=@round(A8*$D$6,1)
mailto:=@round(B8*$D$6,0)
mailto:=@round(C8*$D$6,0)


Smithville Community Coalition Page 13 

 

Our program attempts to price the homes at the level where 

working families can afford a home and a good quality of life. 

Based on standard underwriting assumptions where 28% of 

gross income can go towards housing expenses, and a maximum 

of 36% of gross income can go toward debt, including housing 

expenses, we see that people within our target incomes can 

theoretically afford more expensive homes. 

 

However, when you adjust for other expenses like childcare, 

education, transportation, and healthcare, a family's mortgage 

capacity typically gets reduced, sometimes dramatically. Also, 

many families have a single head of households bringing in one 

income. Our program attempts to create a neighborhood where 

each resident has a high quality of life and a home they can 

afford without making a housing payment that deprives them of 

necessities and important family goals. 

Based on interviews with realtors, all have acknowledged that 

for a variety of reasons, most municipal workers and public sec-

tor employees can only afford a house between $200,000 and 

$300,000. If we are attempting to serve workforce incomes, 

then we need a product tailored to that demographic. Our pro-

gram attempts to create a set of offerings based on realistic abil-

ity to pay. 

The pricing structure needs some additional refinement but 

based on interviews with builders, vertical construction costs 

and a parking pad costs are approximately $187,500 per home 

or around $125 per square foot. We are allocating a site allow-

ance of roughly $10,000 per structure. 

Based on incomes, we mark up the site's cost by between 10% 

and 50%, depending upon the home buyer's income tier. This 

10% to 15% markup funds most of the program costs associated 

with delivering the product. The streets and infrastructure are 

installed as program costs. Site markup revenue supports the 

bulk of program costs. 

The program income also funds the following cost categories 

$5,760,000. 

 
 

 

% of AMI PITI Max Loan Program Loan 

50% $615 $219,414 $217,250 

60% $886 $316,099 $246,875 

80% $926 $330,369 $266,625 

100% $1,535 $547,643 $276,500 

120% $1,624 $579,395 $296,250 

Broker's Fees, Sales & Marketing         213,742 
Site Preparation, Design, Infrastructure, Per-
mits, Geotechnical, DEQE, COE 

     1,843,400 

Demolition & Relocation         419,000 

Legal, Tax, Audit         150,000 

Community Benefits         670,000 

Smithville Rosenwald School         500,000 

Smithville Park Extension         500,000 

Contingency      1,500,000 

  Pricing Structure     

Production Cost for 1,500 sf house   $187,500  

 50% 60% 80% 100% 120%  

House Cost $187,500 $187,500 $187,500 $187,500 $187,500  

Site Allowance $10,000 $10,000 $10,000 $10,000 $10,000  

Mark Up 10% 25% 35% 45% 50%  

Total Sales Price $217,250 $246,875 $266,625 $286,375 $296,250  

Revenue $98,750 $740,625 $3,110,625 $2,221,875 $1,185,000 $7,356,875 

       

20% Discount $79,000 $592,500 $2,488,500 $1,777,500 $948,000 $5,885,500 
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MASTER PLAN SUMMARY 
The master plan covers approximately 38.5 acres of land. Within 

the master plan, there are about 40 existing single-family 

homes. The master plan can accommodate 64 rental units and 

125 homeownership units in addition to the 40 existing single-

family homes. In total, the master plan can accommodate up to 

229 units of housing between the existing units and the new 

units. 

Our current limitation is that we have gone as far as we can go 

without formal surveys. Our civil engineer and our master plan-

ner have used the County's GPS for site calculations. Our site 

design also needs review by the Army Core of Engineers and the 

Department of Environmental Quality Engineering before de-

signing our work around the three creeks on the site. At best, we 

can project potential costs based on either of those agencies 

requiring a conservative approach to managing stormwater run-

off and the streams. Our contingency of $1,500,000 assumes 

that we could incur an additional $1 million based on unfavora-

ble rulings from either of these agencies. Again, the starting 

point is to begin surveying all of the properties adjacent to the 

creeks. We need the owner's permissions to enter their proper-

ties. We have decided that we will wait until we are sure of ac-

quisition financing before ap-

proaching owners about granting 

access. 

All of the single-family homes will 

have parking pad as opposed to 

garages. Any of the townhouses 

with the designation "G" have built

-in garages. Garages versus parking 

pads will vary as we move ahead 

with more civil design work. 

The Plan projects 102 ownership 

units, split between single-family 

homes and townhomes. Based on 

our calculations, the site can ac-

commodate up to at least 125 

ownership units. We have adjusted 

down to 102 ownership units be-

cause of ongoing conversations 

with landowners and the presence of known investor-owned 

properties. 

Based on recent conversations, some long-term landowners 

support the Plan but want a more active role in determining the 

use of their historic family property. Hopefully, we can create a 

structure that allows them to contribute to our neighborhood 

plan uniquely. These families are not the same as investors who 

are looking for the greatest return. They are heirs to multiple 

generations of land ownership and do not want to lose that link 

to the community. 

The numbers in the Plan also reflect that some owners have ver-

bally committed to selling their properties but need to have fam-

ily conversations that may impact not whether but how those 

families can contribute to the goals of the master plan. When all 

of this is factored in, we project that the number of ownership 

units will range around 110 combined single-family and town-

homes units. 

The grid on the next page breaks out the unit counts by sections 

of the plan. Note that the grid shows 125 new ownership units 

and a combined total of 229 ownership units if you count the 

existing homes on the Southern part of the site.  

Following the grid is a copy of the latest iteration of the master 

plan. We did not put trees and other foliage on the plan because 

we are still trying to get feedback from stakeholders before tak-

ing the plan to the next level.  

The plan includes some areas that currently have homes on 

them. We either expect to acquire these homes, based on con-

versations with the owners or their representatives, or the resi-

dents, typically tenants, will be relocated as our plan moves for-

ward. 
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DESIGN GUIDELINES 
A master plan is a dynamic long-term planning document that 

provides a conceptual layout to guide future growth and devel-

opment. Master planning is about making the connection be-

tween buildings, social settings, and their surrounding environ-

ments. A master plan includes analysis, recommendations, and 

proposals for a site's population, economy, housing, transporta-

tion, community facilities, and land use. It is based on public 

input, surveys, planning initiatives, existing development, physi-

cal characteristics, and social and economic conditions. 

 

Master planning can assume some or all of these roles: 

• Develop a phasing and implementation schedule and identi-

fy priorities for action 

• Act as a framework for regeneration and attract private sec-

tor investment. 

• Conceptualize and shape the three-dimensional urban envi-

ronment. 

• Define public, semiprivate, and private spaces and public 

amenities. 

• Determine the mix of uses and their physical relationship. 

• Engage the local community and act as a builder of consen-

sus. 

As city regeneration initiatives are generally long-term proposi-

tions, it is essential to consider the master plan as a dynamic 

document that can be altered based on changing project condi-

tions over time. Master plans can have an essential role in deter-

mining the shape of the urban environment. If not well-

conceived, they can lead to problems in the future.  

Part of the revitalization of Smithville is figuring out how it inte-

grates into the fabric of the Town of Cornelius. Smithville's histo-

ry is of a segregated African-American community, composed 

primarily of sharecroppers and former sharecroppers. Later, 

those agricultural la-

borers became service 

workers who had no 

other employment 

opportunities but cre-

ated self-sufficiency 

within a hostile envi-

ronment. Smithville's 

story is also part of 

Cornelius' history and 

story. Last, it is part of 

North Mecklenburg's 

story.  

These stories need, to 

reflect the built envi-

ronment of the Smith-

ville master plan. Un-

like a traditional subdi-

vision, typically creat-

ed by acquiring agricul-

tural land and repro-

gramming it for residential housing, Smithville has been a place 

for over a century. Smithville, the place, has attempted to merge 

into Cornelius before but now presents a historic opportunity to 

do something special through the design guidelines. 

The SCC is asking the Planning Department for the Town of Cor-

nelius to develop design guidelines for the Smithville revitaliza-

tion. We hope this approach increases the sense of ownership of 

the future of the Town of Cornelius's sub-neighborhood called 

Smithville. 
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MARKETING — SMITHVILLE HOUSING LOTTERY 
Our goal is to market Smithville as a neighborhood and not a 

rental development or an ownership development. Rental hous-

ing, financed with North Carolina Housing and Mortgage Finance 

Agency, must file an Affirmative Fair Housing Marketing Plan. 

Even though the project does not anticipate using HUD financ-

ing, most Housing Finance Agencies piggyback on federal regula-

tory and reporting requirements.  

All applicants for participation in FHA subsidized and unsubsi-

dized multifamily housing programs with five or more units (see 

24 CFR 200.615) must complete an Affirmative Fair Housing 

Marketing Plan (AFHMP) form as specified in 24 CFR 200.625 

and per the requirements in 24 CFR 200.620. The purpose of this 

AFHMP is to help applicants offer equal 

housing opportunities regardless of 

race, color, national origin, religion, sex, 

familial status, or disability. The 

AFHMP helps owners/agents 

(respondents) effectively market the 

availability of housing opportunities 

to individuals of both minority and 

non-minority groups that are least 

likely to apply for occupancy. Affirma-

tive fair housing marketing and plan-

ning should be part of all new con-

struction, substantial rehabilitation, and 

existing project marketing and advertis-

ing activities. An AFHM program, as 

specified in this Plan, shall be in effect 

for each multifamily project throughout the life of the mortgage 

(24 CFR 200.620(a)). The AFHMP must be made available for 

public inspection at the respondent's sales or rental offices (24 

CFR 200.625). 

This requirement aims to ensure that the rental development is 

affirmatively reaching out to subgroups and protected classes 

who may not otherwise know about the housing opportunity. In 

the Smithville revitalization case, affirmative marketing must at 

minimum include homeless and disabled potential renters. Simi-

larly, specific subsidy sources may also require an Affirmative 

Fair Housing Marketing Plan, which is typically not needed in 

most market-rate subdivisions. 

The Smithville Community Coalition will create and manage a 

housing lottery. Through this lottery, applicants can find and 

apply for affordable rental and homeownership opportunities. 

Your household must meet the household income and size re-

quirements for a unit in the development to qualify. 

Steps in the process: 

A. Complete a personal profile. Remember to update your 

profile each time your income or household information 

changes 

B. Apply to the lottery.  

C. If selected, confirm your eligibility, provide documents to 

show you qualify for an apartment in the development. 

D. Attend a pre-occupancy conference. 

E. Sign a lease or complete a purchase 

If you are matched to a specific unit, you may sign a lease or 

complete the purchase. 

The lottery will prioritize applicants 

based on the following criteria. 

1. A current resident living 

within the boundaries of Smith-

ville, the sub-neighborhood of 

Cornelius, North Carolina, will 

have the first priority. 

2. A former resident or heir to 

a family that can document resi-

dency within Smithville between 

1900 and 1968 will have second priority. 

3. A current employee of the Town of 

Cornelius will have third priority. 

4. A first responder currently employed by Mecklenburg Coun-

ty or any of the six municipalities within Mecklenburg Coun-

ty will have fourth priority.  

5. Any employee of Charlotte Mecklenburg public schools will 

have fifth priority. 

6. Any resident of Mecklenburg County not eligible under pri-

orities 1 – 5 above will have sixth priority. 
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STAFFING AND INFRASTRUCTURE 
Putting the skill sets into an organizational framework is critical 

for the success of this venture. The SCC will organize the execu-

tion by contracting with several professional providers. Land 

acquisition is not structurally complex but likely to require man-

aging several relationships simultaneously.  

The SCC has budgeted over $150,000 in real estate broker fees 

and another $100,000 in legal expenses to manage our way 

through the myriad of parcel-by-parcel negotiations with family 

members. Clouded titles are not the case 

with every parcel of land. We are confident 

that our land acquisition approach posi-

tions us to acquire the bulk of the land 

successfully. We know that some specula-

tors or investors with whom we will have 

to work through individual arrangements, 

but we expect to control enough land to 

prevent others from undermining our plan. 

This volume of acquisitions, surveys and 

civil engineering work, historical and land-

mark designations, lottery management, coordination with buy-

ers, and relationship management with homebuilders demands 

an investment in organization and superstructure. 

The above budget and staffing protocol are our projection for a 

2 ½ to a 3-year enterprise. This number may be adjusted if we 

collectively conclude that it is more efficient to include a level of 

staffing from the Town in this effort. 

 

DEVELOPMENT SCHEDULE 

 
 Staffing and Superstructure   

Position Util 
Annual 

Sal Cost/Mo # Months Total Cost 

Project Mgr 100% $101,250 $8,437.50 30 $253,125 

Liaison/Organizer 100% $50,000 $4,166.67 30 $125,000 

Town Staff 0% $65,000 $0.00 30 $0 

Office   650 36 $23,400 

Marketing and IT   250 36 $9,000 

Insurance   100 36 $3,600 

Lottery Administration     $10,000 

Total Staffing/Super     $424,125 



Smithville Community Coalition Page 22 

 

FLEXIBILITY IN OWNERSHIP PROGRAM 
Our ownership program is not one of the programs that qualify 

everyone at the highest end of the income tier. We have struc-

tured the program to include a 5% cushion. A buyer at 80% of 

the AMI qualifies at closer to 75% of the AMI. We have no incen-

tive to push the pricing to increase our profit or our investor 

margins. The design of the program enhances the likelihood of 

success for all its participants. 

The mortgage payments in our calculations did not include Pri-

vate Mortgage Insurance. Because of the offsetting availability of 

down payment assistance programs, we anticipate that a signifi-

cant majority of the mortgages will not require PMI for approval. 

There is an array of down payment assistance programs for first-

time homebuyers. Many/most of these programs obviate the 

need for PMI. We can walk through this in more detail on a pro-

gram-by-program basis if needed. 

In addition to the bank down payment assistance programs, the 

North Carolina Housing and Mortgage Finance Programs, and 

the FreddieMac program, Charlotte has a NACA (Neighborhood 

Assistance Corporation of America) office. The mortgages in 

Smithville are eligible for NACA financing. NACA only provides 

one mortgage with either a 30-year or 15-year term. The mort-

gage terms are "No Down payment, No Closing Costs, No Fees, 

No PMI, and always at a below-market fixed rate." In an analysis 

of low down payment mortgages, Forbes magazine states: 

"NACA is the only provider where everyone receives the same 

terms." 

The availability of these mortgage programs gives us confidence 

that there is a universe of experienced mortgage providers ac-

tive in the market's workforce housing segment. 
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COMMUNITY BENEFITS 
Community Benefits target Smithville residents, Smithville resi-

dents living in an eligible landmark structure, homeowners im-

mediately adjacent to any new streets or infrastructure, and 

residents of the Town of Cornelius.  

RoFR Loan Program  We have budgeted $250,000 

to provide $10,000 to each owner-occupants who agrees to give 

the SCC a right of first refusal if their home ever goes on the 

market. 

Existing Owners  This fund will be available to any 

homeowner who is imme-

diately adjacent to rede-

velopment activity. Ideally, 

this will cover the installa-

tion of the sewer line be-

tween the house and the 

street. Also included in this 

is the cost associated with 

a rear parking pad for any 

eligible house based on 

proximity to development 

activity. 

Historic Subsidy 

 This pool of mon-

ey will be available to any 

home owner whose home 

goes through the landmark 

designation process. If 

demand is higher, we will 

augment these funds with 

savings from the program contingency. We also anticipate rais-

ing additional funds from philanthropic sources to help fund 

historic designation-related costs. 

Smithville Arts   Preserving Smithville's Histo-

ry will require an investment in outdoor art. The SCC will recruit 

volunteers to form a committee to make recommendations on a 

useful arts program. We also anticipate that additional re-

sources will be available from project income or project contin-

gency. 

 

We are budgeting $500,000 to purchase land to expand Smith-

ville Park. Increasing Smithville Park's size is more efficient than 

designing pocket parks across Smithville as a part of the redevel-

opment effort. 

Demolition and Relocation 

We are projecting to demolish about ten structures. Five of 

those are vacant homes and between 3 and 5 for installing new 

streets and infrastructure. Of the ten structures, three are occu-

pied by seniors. We have budgeted $2000 per month for 24 

months for the three seniors, or $144,000. 

We have budgeted $7500 per structure for demolition and antic-

ipate that we will demolish ten structures for $75,000. 

We have budgeted $50,000 per house for four homes we may 

need to do a land swap for, depending upon the DEQE and Core 

of Army Engineers review and permitting process. In these cas-

es, we will acquire the homes at appraised value and help the 

seller secure a first mortgage for the outstanding amount on 

their existing home. We will then augment that amount up to 

$50,000 per home as a part of the acquisition and land swap. 
Community Benefits 

RoFR Loans $250,000 

Existing Owners $150,000 

Historic Subsidy $200,000 

Arts Program $70,000 

Total  $670,000 
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ENLARGE SMITHVILLE PARK 
Increasing the population of Smithville, as our plan proposes, also increases the use of Smithville Park. Typically, a master plan 

covering over 20 acres would include multiple small parks. Instead of investing the resources in pocket parks on the Smithville 

site, our plan calls for extending the Smithville Park. 

We will allocate $500,000 to purchase the remaining 5.19 acres of the land in the Duke Power easement, plus 1.5-2.0 acres of 

landlocked sites east of the Duke Power easement. If there any funds remaining from the $500,000, we will allocate those funds 

to developing the park after the site is assembled. Acquiring this amount of land will nearly double the size of Smithville Park. 
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ACQUISITION PLAN 
Our goal is to acquire approximately 55 parcels of land covering 

17.5 acres for roughly $3,500,000. Except for 3 lots needed for 

streets and infrastructure, the remaining 52 properties are 

blighted, with either vacant land or empty buildings. The num-

ber of vacant buildings varies because some of them were occu-

pied in 2019 and are vacant now. Others were vacant and 2019 

and occupied by renters now. The number of owner-occupied 

units has remained constant from our first look in 2019 until our 

current look. 

Based on our research, we know that investors acquired at least 

four parcels and have no immediate plans to build on them. We 

also suspect that possibly another four vacant lots are under 

agreement. In both cases, the transactions happened after the 

release of our 2019 version of the "Smithville Revitalization 

Plan." 

Based on our appraisals in 2019 and 2021, the land has approxi-

mately doubled in price. It has gone from roughly $1,800,000 to 

$3,500,000. 

The primary reason 

that more land has 

not transferred hands 

is the high number of 

parcels with clouded 

titles. That is our first 

competitive ad-

vantage. We have 

done the hard work 

of mapping the reso-

lution of title deficien-

cies on approximately 

20 lots. With the pro 

bono assistance of 

McPhail & McPhail, 

P.A., we know the 

heir's name with standing on each parcel. 

In 2019, we hired an intern from Davidson College to do a series 

of family interviews. Those interviews helped us identify most of 

the heirs with title rights, and more importantly, where they 

lived in 2019. 

As a result of the legal work and the family interviews, we are 

best positioned to reach out to the heirs who have rights under 

the various clouded titles. That is our second competitive ad-

vantage. For some of these parcels, as many as 7 or 8 heirs have 

rights under intestate succession.  Rights depend on whether or 

not you have living children, parents, or other close relatives 

when you die. We know the people and can contact them based 

on 2019 information, which is probably the most current infor-

mation. 

Our third competitive advantage is our willingness to spend up 

to $5000 per property to clear up title-related issues. Funding 

legal costs unlock access to the ability to sell the land and split 

the proceeds among heirs. Since most heirs with title rights to 

Smithville land are elderly and/or low income, they cannot 

afford to engage an attorney to resolve the intestate succession 

complications. 

Heirs are rarely aware of the tenuous nature of their ownership. 

Even when they are, clearing a title is often an unaffordable and 

complicated process, which requires tracking down every living 

heir, and few lawyers specialize in the field. 

Last, we know that we can identify nearly all the heirs with title 

rights. In some cases, we will secure title insurance because the 

outstanding heir, who 

we may not find, only 

has rights to a small 

asset percentage. 

As a last resort, we 

know that some heirs 

are frustrated with 

their inability to find 

lost heirs. We have 

discussed the possibil-

ity of their going to 

court and proceeding 

under Chapter 43. We 

can allocate the same 

$5000 toward the legal 

proceeding but have a 

strong preference for family members to initiate legal action. 

Knowing the complexity of land acquisition in a place where the 

original landowners left no wills, we have budgeted close to 

$100,000 in broker's fees and another $100,000 in legal expens-

es to manage our way through these problems. Title clouds are 

not the case with every parcel of land. We are confident that our 

land acquisition approach positions us to acquire the bulk of the 

land successfully. We know that some speculators or investors 

with whom we will have to work through individual arrange-

ments, but we will control enough land to prevent others from 

undermining our plan. 
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LANDMARK DESIGNATION AND HISTORIC DISTRICT 
Neighborhood Conservation Overlay District (NCOD) 

An NCOD is a zoning overlay district intended to preserve and 

enhance the general quality and appearance of established 

neighborhoods by regulating built environmental characteristics 

such as lot size and frontage, building setback, and building 

height. This district reduces conflicts between new construction 

and existing development and encourages compatible infill de-

velopment. Generally speaking, NCOD's apply more restrictive 

standards than base zoning districts. 

Historic Overlay District (HOD)  

A Historic Overlay District is a zoning overlay district more craft-

ed explicitly to preserve neighborhoods with identified land-

mark assets. This is accomplished through a design review pro-

cess that prioritizes historic building features and overall exter-

nal appearance. Regulations associated with a HOD are primarily 

concerned with changes to the building and property's outer 

portion,  

 

such as building materials, landscaping, and architectural fea-

tures.  

There are two types of HOD:  

• General HOD (HOD-G) regulates 100 percent of all exterior 

changes.  

• Streetside HOD (HOD-S) only regulates what can be seen from 

the street (as defined in the Unified Development Ordinance 

[UDO].  

The SCC has spent a fair bit of time trying to figure this out. Be-

low is a snapshot of our strategic concerns. 

1. One of the structural problems with restoration and some 

historical African-American communities is the conflict be-

tween keeping existing residents in place and attracting 

investors to invest in the physical stock. The majority of the 

original houses are probably occupied by seniors on a fixed 

income, and finding a financial structure that can accommo-

date investors will be challenging.  

Our goal is to prevent displacement or loss of character in the 

neighborhood. The credit is a great resource, but we must figure 

out a way to structure it so that it benefits the goal of allowing 

seniors to continue to age in place and for their heirs to contin-

ue the lineage in the structure. 

2. Unlike restoring a single structure, are the dynamics differ-

ent when you have, say, 20 homes? Once you reach a par-

ticular scale, are you forced to institutionalize staffing to 

carry out the historical work demands? In Smithville's case, I 

suspect that we may need to figure out some support 

mechanism for existing residents. One crucial feature of 

Smithville and historically segregated communities is that 

the current generation living there has never lived else-

where. My involvement in the Smithville revitalization has 

witnessed a recurring problem, the lack of experience in 

"typical" real estate stuff. So, for instance, many of the resi-

dents have never had a traditional mortgage on their home. 

They have had Habitat funds for specific repairs, but many  

have never had to go through financing. That's the concern 

around whether we need to staff this to get the outcomes 

that make it worthwhile. 

 On February 3, we started the process of documenting all the 

homes on S. Hill St. We had a draft of that documentation for 

our drive-through on February 6. Justin Miller, SCC’s Organizer,  

will continue to report on all the homes on each Street in Smith-

ville. The documentation will include the following: 

 Pictures of the front and sides of each structure; 

 Title search to find the earliest title reference on record; 

and, 

 A video of each street that shows each structure in relation 

to others on the street will be included in the package. 

The SCC will give this to our historical consultant for review and 

figure out the next steps. Once we understand the process, we 

will need to schedule a  meeting to introduce it to the Smithville 

community. 

We have been careful in our planning not to require the demoli-

tion of historic structures. We do acknowledge that widening S. 

Hill St. between Vivian Lane and Catawba Avenue will be chal-

lenging to two houses currently in the public right-of-way. Once 

Charlotte Water decides to take an in-depth look at this, we will 

have to work with them to figure it out. 
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This document has been endorsed by the Board of Directors of the Smithville Community Coalition. For fur-

ther information please contact: 

Lisa Mayhew-Jones, “nmayhew0@email.cpcc.edu” Board Chairperson 

Ronald Potts, “ronleepot@gmail.com” Treasurer 

John Quinn, “jequinn102@gmail.com” Board Member 

Willie Jones, “willie.jones@w-p-jones.net” Board Member and Author of Report 


