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DRAFT

Introduction | Welcome

HR&A has been holding a series of conversations with the Advisory Committee to
develop the Affordable Housing Investment Strategy.

December 2022 February 2023 April 2023 July 2023 Fall 2023

Final Housing
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Housing Strategy Housing Market Potential Housing Draft Housing
Approach Conditions & Systems Tools Strategy Strategy
(for Mayor &
Commission Vote)
——————————————————————— > _——— e = = ——
1-to-1 stakeholder outreach to “ground truth” data and refine housing tools Public input process on

and recommendations draftplan



DRAFT

Introduction | Meeting Context

ACCGov, with the support of HR&A Advisors, is developing an Affordable Housing
Investment Strategy for Athens-Clarke County.

The Strategy will:

Evaluate housing needs

How has housingneed changed in Athens-Clarke County (ACC) over the last decade? Why?
What housing options - rental and ownership - are available in ACC?
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Analyze existing programs and policies

What existinghousing programsand policiesin ACC addressing housing affordability?

Recommend strategic investments and policies for greater impact

What new or expandedtools can help fillunmeet housingneed and build equityfor a broad range of
residents?
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Introduction | Today’s Purpose

The purpose of today’'s session is to gather feedback on HR&A's research of housing
needs and on proposed tools to address housing unaffordability in Athens-Clarke County.

@ Understanding Housing Needs
» Presentfindings from HR&A's Housing Needs Assessment

« Sharefeedbackto answer the following questions:
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«  Whatdoyou see as the major housingissues facing Athens-Clarke County?

«  Whatissuesshould Athens-Clarke County prioritize in its Affordable Housing Investment Strategy?

@ Developing Housing Priorities and Tools

* Presentalist of preliminary priorities and tools

« Sharefeedbacktoanswerthe following question:

*  Which of these tools would best address Athens-Clarke’s housing challenges?
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Housing Needs | Definitions

Before beginning the presentation, we will define important terms that will come up in our

discussion.

Affordable Housing

A household livesin “Affordable
Housing” if the building is
subsidized through local, state,
or federal subsidy. Thisincludes
the Low-Income Housing Tax Credit
(LIHTC) program and Public
Housing, among others.

A household can live in “Affordable
Housing” and still be cost
burdened.

* Under a standard set by the U.S. Department of Housing and Urban Development (HUD)

Affordable to a Household:
Cost Burden

Housing is considered“affordable”
when the household spends 30%
or less of its income on gross
housing costs, whether for renter
or ownership housing.*

Housing cost burdenis defined by
the cost of housing relative to
incomes.

DRAFT
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Housing Needs | Overview

ACC has three primary housing challenges: lack of quality affordable rental homes and
supportfor homeownership,and a modest affordable housing delivery system.
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Lack of quality, Lack of support for Limited funding and local
affordable rental homes homeownership for capacity for affordable
for low- and moderate- existing and potential housing development and

income households management

homeowners
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Housing Needs | Rental Affordability

The 11,000 renter householdsin Athens-Clarke County who earn $35,000 or less
annually, can only afford to pay $875 a month for rent and utilities.
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Severely
Cost Cost Affordable

Burdened Burdened (30%) e e e e e i
(55%) (38%) | Discussion: i
Food i « Hasyourrentincreasedinthelast5 |
Residual : I ears? By how much? '
Income: Residual Child Care ! 4 4 !
. . |
$1,300 e RIS Residual Medical ] . . ;o
$1,700 Income: _ Transportation | ° How have rising rents impacted you: !
Monthly $2,025 l I
Iggogrgg: i *  Howmuchdo you spend on rent :
' : (absolute number, or as a percentage |
-— - I of income)? !
! I

|
e ———————— [

Rent: $875

Residual Income: The amount of money a household hasto spend on necessities after payingfor housing
Cost burden: When a household spends more than 30% of its gross income on housing costs
Severely cost burdened: When a household spends more than 50% of its gross income on housing costs.

10
Source(s): ACS 2020 5-year estimates, Economic Policy Institute
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Housing Needs | Rental Affordability

In the last decade, ACC has not produced enough subsidized affordable housingto
match need.

SUBSIDIZED UNIT PRODUCTION e ——————————————————————
(2012-2022) . .
| D'SCUSSIO":
«  What has been your experience
trying to access subsidized
200 housing?
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housing convertto market-rate?
Did rents increase?

« Areyou ableto access other
affordable housing resources

r
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\ = Didyour previously subsidized
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|
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|

1

! such as rental assistance?
|

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

11
Source(s): National Housing Preservation Database, 2022
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Housing Needs | Market Pressure on NOAH Stock

Older multifamily buildings form the bulk of Naturally-Occurring Affordable
Housing (NOAH) in ACC. However, investment activity might be putting NOAH at risk.

UNITS BUILT BETWEEN 1960 AND 1999 WITH RENTS UNDER $875BY TYPOLOGY

(2020)
I

M Single-Family Home W 2-9 Units ™ 10-49 Units  m 50+ Units
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50 R e

Where is NOAH in your community? What does
it look like? Who owns it?

boughtand resold at higher prices?

Have you observed or experienced displacement
or risk of displacement?

|
|
|
|
|
|
|
|
!
Have you observed or experienced NOAH being i
|
|
|
|
|
|
|
|
1

Note: Excludes on-campus student housing, which is counted as “group quarters” per the Census. 12
Source(s): ACS 2020 5-year estimates
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Housing Needs | Access to Homeownership

Home sales prices increased steadily from 2012 until the COVID-19 pandemic after
which prices have increased significantly.

HOME SALES PRICE
(2010-2021)
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]
T T T T T T EEEEEEEE T |
—Price Affordable to Median Income Household ——Home Sales Price : Discussion: :
| |
\ * Howhaverisinghomeprices |
$287,000 ! impacted you? :
$241,000 i ]
|
S __ I« Have highhome prices !
$164,000 - ! prevented you from becoming |
$203,000 $200,000 ] a homeowner? |
| |
$145,000 ] ]
| . . |
| Hasthis raised your owned !
I property’s assessed I
| |
: value/property taxes? :
2015 2020 2022 e e i ininlal !

Note: Assumes incomes continue to increase at the same rate they did from 2015to 2020.The
affordable price to the median income households in 2022 assumes a 6% interest rate. Excludes
students.

Source(s): ACS 2015-2020 5-year estimates,
Zillow, HR&A Analysis 13
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Housing Tools | Role of Local Government
ACCGov can impact housing affordability through funding and regulatory mechanisms.

Land use standards and
density requirements help
determine land costs by
controlling the number of
housing units that can be built.

Hard
Construction
Costs

Interest
Rates

Affordability
of Rents &
Home Prices

Land Costs in Athens-

Clarke
County

Regional
Demand

Regional
Housing
Supply

DRAFT

By allowing diverse housing types,
local government can impact the

hard cost of construction.

Federal +

State

Regulations

Funding from federal, state

and local governments plays
a significant role in driving
down costs for households

_ and developers.
Funding
Availability
Athens-Clarke County manages
development approval processes to
Soft maintain high quality, safe housing. The
Development Unified Government can balance these
Costs priorities with strategies to speed up the

process and reduce the soft costs required
to get through the process.
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15
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Housing Tools | Proposed Tools for Athens-Clarke County

HR&A is exploring new and improved tools to address the key housing needs in ACC.

KEY HOUSING NEEDS POTENTIAL TOOLS

Affordable Housing Systems

ACC's affordable housing system is constrained by limited > Expand and Sustain Funding

publicfundingand the lack of strong regional partners. « Housing (Trust) Fund
Rental Affordability —— Develop More Subsidized Rental Homes
RentalhOUSingiSincreaSinglyOUtOf reach for low-and . Gap Financingfor New LIHTC Deve|opment

moderate-income households. « Redevelopment of Public Housing into Mixed-Income
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« PublicLand Disposition
Limit the Rate of Rent Increases
e Preservation Fund

Support for Homeownership — > Make Access to Mortgage Financing More Equitable
ACC's homeownership challenges are about both the ability - Down Payment Assistance
to accesshomeownershipand the abilityto sustain it.

« Local Mortgage Pool

Increase the Supply of Move-In Ready Homes
« Single-family Rehabilitation and Infill
Support for Lower-Income Homeowners

« Owner-OccupiedRepair o
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Housing Tools | Prioritization of Tools

Based on a detailed evaluation and stakeholder feedback, HR&A will prioritize tools to
develop recommendations around.

« Down paymentassistance

Gap financing for LIHTC development Support for «  Single-familyinfill

Homeownershi
Publichousingredevelopment Rental P

aifordability

« Owner-occupiedrepair

Publicland disposition
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NOAH Preservation Fund

Affordable
Housing

Systems '« Housing Dashboard

« Housing Trust Fund

Top three (immediate) priority tools

17
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Housing Tools | Affordable Housing Systems

The following tool can help build and sustain a robust ecosystem to foster the
development of affordable housing.

Local Housing Fund
A housing fund is the primary way for local jurisdictions to support housing in their community, by
dedicating money towards a range of local housing programs.

Housing Trust Fund
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« A HousingFund can support local housing goals
including:
» Single-family homeownership;
« Multifamilynew development and preservation;
« Affordable hosingdevelopment; or
* Othercommunity housing needs.

« Housing Funds acrossthe country leverage up to $10 of
other federal, private, and philanthropic funding for

each $1 of financing supportinga project. Low-interestloans are

provided to develop
projects

18
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Housing Tools | Rental Affordability

The following tool can help supportthe provision and upkeep of affordable rental
housingin Athens-Clarke County.

Gap Financing for New Low-Income Housing Tax Credit (LIHTC) Development
Low-interest loans or grants to bridge the gap between the cost of LIHTC development and the
funding sources available through typical sources including LIHTC equity, developer contributions,
and the traditional debt that can be supported by rental income.

9% LIHTC 4% LIHTC

| 1 Morelocal
l 20% I Funding
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* LIHTCcreatesapproximately90% of all new affordable
housing nationwide

+ Leveragespublic dollarsin the form of credits on federal
income taxesin exchange for investments in the
construction or preservation of affordable housing

« Providinglocal gap financing will better position the
ACC to win LIHTC awards and develop new affordable
rental homes.

19
B LIHTC Equity M Debt ® Deferred Developer Fee = Gap Financing



Housing Tools | Rental Affordability

There are additional tools that can help supportthe provision and upkeep of affordable
rental housingin Athens-Clarke County.

Redevelopment of Public Housing Into Mixed-Income

Modernization of public housing, generally deploying public-private partnerships and including
construction of market-rate housing, retail and community spaces to subsidize public housing.

Public Land Disposition

Disposition of publicly owned sites to support affordable housing development either by
discounting the sale price of land or providing funding through proceeds from land sales to
increase production of affordable housing.

Preservation Fund
A dedicated pool of capital used to acquire existing market-rate or subsidized affordable housing in
order to preserve affordability and housing quality.

DRAFT
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Housing Tools | Support for Homeownership

The following tool can help support existing and prospective low- and moderate-income
homeowners in Athens-Clarke County.

Down Payment Assistance
Improves access to affordable homeownership by reducing the upfront cost of homeownership
through grants or forgivable loans provided to income-qualified households to cover a portion of

the down payment and closing costs for a home.

Sample Down Payment Assistance
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Down payment assistance (DPA) improves accessto Total
affordable homeownership for households that lack Purchase
the assets required for down payment and closing Price

costs.

* It helpslow-and moderate-income households

secure stable housingand build wealth. $290,000
Home Purchase
Price
DPA is often paired with homeownership counseling Afford$a2b?;2'r9n0c?rtgage

to provide first-time homebuyers assistance in for household
planning for purchasing a home.

21
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Housing Tools | Support for Homeownership

There are additional tools that can help support existing and prospective low- and
moderate-income homeowners in Athens-Clarke County.

Local Mortgage Pool
Participating financial institutions and funders jointly fund a program that originates mortgages
with favorable terms to help low-income first-time homeowners access homeownership.

Single-family Rehabilitation and Infill
Supports the large-scale rehabilitation of single-family housing in target areas and creates a
pipeline of move-in ready units for new homeowners, often paired with down payment assistance.
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Owner-Occupied Repair
Help maintain the affordability of homeownership by ensuring that income-qualifying homeowners
can make necessary repairs to make their homes safe.

22
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DRAFT

 What else is happening?

« Which of these tools would best address Athens-Clarke County’s housing
affordability challenges?

Athens-Clarke County AHIS | Community Meeting | HR&A Advisors

24



HRA

Athens-Clarke Cotinty's
Affordable HousiNg Investment Strategy

Community Meeting

April 2023



	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9
	Slide 10
	Slide 11
	Slide 12
	Slide 13
	Slide 14
	Slide 15
	Slide 16
	Slide 17
	Slide 18
	Slide 19
	Slide 20
	Slide 21
	Slide 22
	Slide 23
	Slide 24
	Slide 25

