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Welcome| Project Timeline

To d a yjné@eting will focus on the key recommendationsin the Athens Housing Investment
Strategy (AHIS).
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Welcome| Housing Needs

ACChasthree primary housing challengesi a modest affordable housing delivery system,

lack of quality affordable rental homes, and lack of support for homeownership.

LIMITED PUBLC FUNDING AND
LOCAL CAPACITY

$1.7M

Average annual federal funding for housing, 2017-2021

LACK OF QUALITY, AFFORDABLE
RENTAL HOMES

56

Subsidized rental units built since 2020

LACK OF SUPPORT FOR
HOMEOWNERSHIP

47%

Homeownershiprate in Athens-Clarke County (excluding students),
comparedto 64% in Georgiaand the US
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Welcome| Housing Recommendations

The Affordable Housing Investment Strategy (AHIS) is centered around three key
recommendationsthat respondto the central deficienciesin A C Chiogsing market.

IDENTIFY ONGOING LOCAL PUBLIC
FUNDING

)

All housing policies necessarily involve public-private partnerships.
ACCGowan only addressits housing challengesif (local) funding and
capacity (its own and that of its partners) is at a scale equalto the
challengeit faces.

BUILD AND PRESERVE QUALITY
AHFORDABLE RENTAL HOMES

)

The decline in subsidized housing production in recent years must be
reversed to achieve A C C G ovisiongfor its housing market and lower
displacementrisk for existing residents.

EXPAND ACCESS TO HOMEOWNERSHIP
AND PROTECT EXISTING HOMEOWNERS

Until recently Athens-Clarke County was a place where the American
Dream was accessibleto householdsearningthe medianincomeand it
must be againto build community wealth.
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Recommendation 1 | Identify Ongoing Local Public Funding

ACCGov should identify new or expanded sources of recurring revenue for the LHF so it can
Invest in subsidy tools to increase rental and homeownership affordabllity.

Potential New Sources

Allocate existing dollars from the general
budget

Create new funding sources (increase
existing or levy a new tax)

Allocate non-tax-based revenue

Expand Use of Tax Allocation Districts
(TADs)

Leverage Philanthropic Funding

)

Key Considerations For New Sources

Legal compliance with local, state, and federal laws
Scale of available funding

Capacity of actors to run the program

Consistency of sources

Equitable impact for Athenians
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Recommendationl | Identify Ongoing Local Public Funding

ACCGowshould take immediate stepsto setup a LocalHousing Fund (LHF) and begin

administering funds in 2024.
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Recommendationl | Identfy Ongoing Local Public Funding

An annual commitment of ~$5M in funding to affordable housingin Athenswould triple the
creation of affordable homes annually, to around 150 each year (1,500 over ten years).

Local Housing Fund llustrative ~ example of impact

$1,000,000
(50-60)
Owner-Occupied Repair

$1,000,000
(18-22) Single Family Infill

$2,000,000

$1,700,000 Federal Funding (40-50) LIHTC Units*

* Assumesa LIHTC project every other year.
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Recommendation2 | Build and Preserve Quality Affordable

Rental

Homes

ACCGowshould implement programs that directly and indirectly support the provisionand
upkeep of affordable rental housing.

Support LIHTC Projects

Provide gap financing annually

for projects using Low -
Income  Housing Tax Credit

(LIHTC) and adjust its
approval process to align with
the  Georgia Department  of
Community Affairs (DCA) LIHTC
allocationtimeline.

Voluntary Inclusionary  Zoning

Calibrate  the voluntary inclusionary
zoning policy to increase the number

of affordable homes produced under the
policy.

Acquisiton  Stnke Fund

Invest public funding in an
acquisition strike fund that
leverages mission-motivated money
that accepts a below market return in
exchange for achieving a social
mission T to acquire and rehabilitate
rental properties while limiting rent
increasesbelow market level.
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Recommendation 2 | Support LIHTC Projects

LIHTC gap financing can leverage local funding several times over to unlock other funding

sources to support local housing goals.

Sources for Example Project

~ Gap Financing ($1.5 M) Local Gap Financing (4%)
MNOEEGEEGESMNN = Developer (1%

Deferred payment to developer

Bank Loan (35%)

Bank Loan ($11.5M) Traditional loan

LIHTC Equity (54%)
Funding awarded by GA
SO TLACIPER VN Department of Community Affairs
under the 4% LIHTC program

Invest Atlanta
expended $14K
per unitin a
project that cost
$313K per unit,
— leveraging its
commitment

Potential Impact

A $2M annual commitment from
ACCGovV's Local Housing Fund
could support 40-50 new
affordable rental homes every
year, with the potential for
increased impact as the local LIHTC
market matures.
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Recommendation 2 | Voluntary Inclusionary Zoning

Inclusionary zoning policies balance four key components, ensuring developers are financially
Incentivized to participate in the program and can navigate it easily.

Inclusionary Zoning Policy Components

Policy Components Administration
REQUIREMENT GEOGRAPHY INCENTIVES ADMINISTRATION
@:
B=—
B =—=
Affordability Level Mandatory 1Z Appropriate Incentives Process Guidelines
Share of homes Locations Size of Incentives Development Approvals
Length of Affordability Voluntary IZ Locations Length of Incentives Program Management

In-Lieu Fee Option

2023 Voluntary Inclusionary Zoning Rent Limits for Two-Bedroom Unit

Rental Limits include utilities and/or utility allowance

Rent Difference for 100-Unit Project in RM-1,

Affordable Rent Market-Rate Rent RM-2, RM-3, C-O, and CN Districts

60% AMI (10% of units) $1,099 $1,904 -($8,500)
80% AMI (15% of units) $1,466 $1,904 -($6,570)

Mota: The RM-1, RM-2, and RM-3 districts are all residential districts. The C-O and CM districts are commercial districts that allow for residential housing. Multifamily homes are permitted in all these districts.
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Recommendation 2 | Acquisition Strike Fund

The Acquisition Strike Fund will provide financing for the acquisition and preservation of
affordable rental homes that must be repaid and can then be revolved to fund another deal.

Developer identifies affordable Developer purchases building or site
housing opportunity. with quick strike (short-term) financing.

Within five years, developer pays back
fund and fund revolves to new

£

Acquisition Strike Fund

Acquisition 1
Financing

Developer

'
o

Multifamily Building or Site in
Priority Area

Developer

1
o

Multifamily Building or Site in
Priority Area

projects.

A8, o7

il
Local Housing LIHTC

Fund Lender/Bank equity

Permanent \ l /
«./ Financing !

Developer

Repay and l
Revolve

—

axn

Acquisition Strike Fund

Athens-Clarke County AHIS| Affordable Housing Investment Strategy | HR&A Advisors

14



Recommendation2 | Acquisition

Strike  Fund

The Greater Minnesota Housing Fund (GMHF)leverages public funding to attract

philanthropic and private bank capital dedicated for local housing priorities.

GMHF CAPITAL STACK

Private Funding

60% ($19.5M)

Philanthropic Funding
15% ($5M)

Public Funding
25% ($8M)

Fund Size: $32.5M

The Greater
Minnesota
Housing Fund
leverages public

capital 3X for a

total fund size of
$32.5M.

In 2017, the GreaterMinnesotaHousingFund
(GMHF)created the NOAH Impact Fund to preserve
naturally occurring affordable housing and expiring
subsidizedbuildings. The NOAH Impact Fund is
comprised of $325 milion raised from public,
private bank, and philanthropic  sources.

Publicsourcesinclude Countyand State HFAdollars,
and private sourcesinclude banksand CDFls.

Thef u n ohvidgment hold in a project is ten years,
with a two-year initial investment period.
Capitalizing the fund requires eachfunder to offer
long-term loans of up to twelve years. As of 2019,
the Fundis fully deployed and raising capital for a
secondround.
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Recommendation2 | Acquisiion  Strike Fund

The GMHFallowed developersto purchasea building with high leverage of their equity,
maintaining affordability for an expiring tax credit building.

Exampe Building: Bloomington & Brooklyn Center SAMPLE - GMHF PROJECT

Building Details:

A Units: 239

A Purchase Timeline: 60 days

A Affordability: ~ 60% AMI for 15 years with ability to float Housing Fund Loan
A Operating Partner: Aeon 29% ($8M)

A PublicSubsidy  Per Unit $8,400

The City leveraged
$8M in capital from
Traditional Multifamily the Housing Fund by

First Mortgage
68% ($18.9M) 2.5X  for an
addiional  $19.8M.

Cost: $27.8M
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Recommendation3 | BExpand Access to Homeownership and Support Exising Homeowners

ACCGowshould implement programsthat support existing and prospective low- and
moderate-incomehomeownersin Athens-ClarkeCounty.

Establish Down Payment
Assistance  Program

Expand down payment assistance
and work to establish partnerships
with lenders who offer mortgages
with better terms for first-time
homebuyers.

Increase  funding for Owner -
Occupied Rehabilitation

Additional funding should be
allocated to these programs and
the scale of rehabilitation and
repairs should be increased to
cover the costs to fix major
systems and keep homes
habitable.
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Recommendation 3 | Expand Access to Homeownership and Support Existing Homeowners

$50,000 in down payment assistance makes the average for-sale home affordable to ACC

households making 80% AMI ($65,100).

Sample Down Payment Assistance

$290,000

Home Purchase Price

$10,000 Down Payment

$35,000 ACCGov DPA

$230,000
Affordable Mortgage for
Household Earning 80%
AMI

Total Purchase Price

Potential Impact

A $1M annual commitment from
ACCGov's Local Housing Fund
could support 30-35 new
homeowners every year.
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Recommendation3 | Expand Access to Homeownership and Support Exising Homeowners

Increasing program funding and grants per household allows for large-scalerepairs and
streamlinesvarious administrative costs.

Most homeowner householdsin ACCreceive modest grants for small -scale repairs . Largerproject s (>$5,000) require forgivable
loans that require significant administrative costs to manage, in addition to administrative costs attached to federal funding
sources.As HCD expandsthe program, it should considerincreasinggrants per homeowner household up to $10000 to allow for
larger -scale projects with lasting repairs , justifying the time and effort required for each project.

Current  Average Funding Recommended
Amount per Project Grant per Project

$10,000
Small interior or Age 4n place Structural
exterior adjustments repairs : roof
improvements walk-in showers, repairs, subfloor
painting, window stairwell replacements,
and door repairs adjustments, etc. etc.

* Includes administrative costs
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