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I ntroduction

This booklet provides a basic primer on severedlldools that could be used by a
community in its efforts to preserve and promoferafible housing. Each tool is chosen
based on its ability to address local needs antbtbies proven success in other communities.
In the following pages, one will find a brief oun#i of each tool and case studies that
illustrate how that tool has been successfully wednd the country. Implementation of
any of these tools will require additional reseamold analysis. However, this booklet
provides an introduction to policies that couldveeas models for a local community as it
determines how best to address its affordable hguseeds.

l. Affordable Housing Trust Fund

Housing trust funds are distinct funds establismeegislation, ordinance or resolution to
receive public revenues, which can only be speraffandable housing. Administered by the
local agency or department that handles federadinguprograms, a housing trust fund
generates a consistent stream of funds that casdxbin a variety of ways to serve a variety
of affordable housing initiatives. In additionyst funds can effectively harness and leverage
additional resources for affordable housing programy reviewing the policies used in
Cambridge, Massachusetts, Chicago, lllinois, Saag®i California, and Santa Fe, New
Mexico, one gets a sense of how a community cosddautrust fund program to meet its own
needs.

1. Flexible Zoning Tools

Stringent zoning policies can make the developréatfordable housing infeasible.
Zoning codes can be an obstacle when they do loet &r multi-family developments,
mixed-use developments or affordable unit set-asiemetimes rehab codes at the local
level are arbitrary and cost-prohibitive. Municijak that intend to create more affordable
housing can often benefit from adopting more adaptar flexible zoning codes.

A. Inclusionary Zoning

Inclusionary zoning requires that a percentagendsun residential developments (new
construction, substantial rehabilitation, and condoversions) be made available for low-
and moderate-income households. An inclusionaryngoprogram can take many forms.
The policy can be mandatory or voluntary; the afédrie housing units can be built within
the development or at a different location; thealepers can be required to build the
affordable housing units directly or in some ciratamces, may be allowed to contribute to a
housing trust fund or to donate land in lieu ofitinig affordable units. The developers
receive benefits or incentives to help offset tbst ©f the affordable units. These incentives
or benefits can include: density bonuses, an exgegiermit process, the waiver of certain
fees, relaxed design standards, tax breaks ontdivbsidies. Because inclusionary zoning
links the creation of affordable units to the ci@abf market rate housing, it is most
effective in areas that are experiencing signifigaowth and development or gentrification.
Case studies from Davis, California, Montgomery @guMaryland and Newton,
Massachusetts, highlight the use of this tool agdine country.
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B. Flexible Rehab Codes

Flexible rehab codes allow municipalities the flakiy to determine when buildings
must meet new construction standards based orathieerof the work to be done (and its
effect on safety) instead of the cost of the wiMknicipalities should standardize the
process through clear, “cookbook-like” steps antdmake rehab too cost prohibitive.

C. Other Zoning Tools

Other tools might include allowing accessory dwegjlunits, such as coach houses, in a
single-family zoned area. Also, a municipality ¢gacrease the amount of land zoned for
multi-family development, or allow for mixed-useraog districts.

[11.  Community Land Trust

A community land trust can be created to acquictleoid land to provide affordable
access to land and housing within the communitycommunity land trust, typically a
non-profit organization, receives land as giftaises public or private funds to acquire
land. Quite often, a community may use revenuas fits trust fund to acquire land for a
community land trust. The policies used in Budorg Vermont, Albuquerque, New
Mexico, and Durham, North Carolina demonstrate homeownership can be made
possible through a community land trust for extrgn@v- to moderate-income
households.

V.  New Local Revenue Sources

To address affordable housing needs, additionalress are always crucial. This toolkit
suggests three useful tools to help produce piintids at the local level: a commercial
linkage fee, a real estate transfer tax, andradi@an fee and tax. All or some of these
revenue sources could be dedicated to an affordiising trust fund.

A. Commercial Linkage Fee

This fee can apply to new commercial, retail andidustrial development, under the
rationale that this new development creates a fareaffordable housing. The funds
generated from this fee are usually directed intowasing trust fund and used to support
affordable housing initiatives. The fee is basedagate per square foot.

B. Real Estate Transfer Tax

This is a tax based on the sales price of proertlyis paid every time a property is sold.
The real estate transfer tax provides a steadgmatid income without relying on annual
budget processes. The real estate transfer tdd bewdedicated to an affordable housing
trust fund.

C. Tear Down Fee and Tax

The permit fee and demolition tax apply to the tawn or removal of a residential
structure. The demolition tax per unit is basedhantype of residence. Such a mechanism
could generate revenue needed to accomplish affterdt@using initiatives in a community.
The City of Highland Park recently implemented ar tdown fee and tax to help provide a
revenue stream for its local housing trust funthe permit fee is set at $500 and the
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demolition tax is $10,000 for a single-family remide. Residents of a multi-family unit pay
either $10,000 or they pay $3,000 per unit — whiehés higher.

V. Employer-Assisted Housing

With the guidance provided by the Regional Empledssisted Collaboration for
Housing (REACH), employers within a community copldvide grants or down
payment assistance to help residents obtain atitedeousing near their place of work.
Due to the high costs of employee turnover anditngi employers and employees can
both benefit from this program.

VI. Vacant, Abandoned and Substandard Property Rehab & Sale Programs
Many cities have created programs that acquirentaa@andoned and substandard
property in order to rehabilitate that property @ndduce affordable housing. This tool
could be an effective method for providing afforigabousing to low- and moderate-
income homebuyers while simultaneously improvirgdoality of life of affected
neighborhoods. A local government could operategtogram in collaboration with a
community land trust and with funds from a houdingt fund.

l. Existing Regional Programs
The following two regional programs are exampleaftdrdable housing initiatives that
utilize Housing Choice Vouchers to provide divelseising opportunities.

A. Regional Housing I nitiative

In an effort to create mixed-income housing develept, the Regional Housing

Initiative (RHI), serves as an additional sourceuoblic resources for affordable housing.
RHI turns local-housing authorities’ unused Hougigice Vouchers into new
apartments. This program provides a subsidy teldeers with proposals to create
affordable housing opportunities that promote diitgrand sound planning within the
community.

B. Housing Choice Voucher Homeownership

Administered by CHAC Inc., this program allows féies to use Housing Choice
Vouchers to purchase homes. CHAC makes a monthlgihg assistance payment
(HAP) to help the owner pay the mortgage and hagusiility expenses. The monthly
HAP amount is the difference between the paymeamdstrd for mortgage and utilities
for the home and 30 percent of the family’s montidyusted income. The program
provides broad homeownership opportunities to peoplo might otherwise not be able
to afford the cost of a home.

These policy tools provide a number of potentialys/for municipalities to
address their housing needs. Only the local contsnaan answer which of these tools
are most appropriate. However, all of these taating alone or in concert, stand as
proven and viable ways for preserving and promagifigrdable housing.

! The Housing Choice Voucher Program is a nationathateassistance program, funded by the U.S.
Department of Housing and Urban Development (HUe program assists low- and moderate-income
families in renting housing in the private markgtdaying a portion of the family’s rent each manth
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|. Affordable Housing Trust Fund
What isan Affordable Housing Trust Fund?

Housing trust funds are distinct funds establigmetegislation, ordinance or resolution
to receive public or private revenues, which caly be spent on housing.

What will it do?
Housing trust funds provide a flexible, secure sadsible way to fund needed housing.
How doesthe program work?

Most housing trust funds are administered by tlemnag or department that typically
handles federal housing programs, such as HOMErentéderal Community
Development Block Grant program (CDBG).

What income levels will they serve?

Housing trust funds are established to providdittencial resources needed to address
the housing needs of low-income (below 80% Area islethcome - AMI) and very
low-income (below 50% of the AMI) households. Soeméend this mission to
moderate-income (80-120% of the AMI); others foousre specifically on the needs of
the homeless or other special groups.

What needsto be doneto establish a Housing Trust Fund?
Steps to Set Up Administration of the Housing Tifastd

1. Determine where the trust fund should be housed.

2. Outline this administrative body’s key respoiigibs.

3. Determine how to pay for administration.

4. Establish a board or commission to overseeuhe’'$ operations.

Steps to Set Up a Housing Trust Fund’s Programs

1. What target population will the fund supporg(éelow 80% of the AMI)?
2. Who will be eligible to receive funds (e.g. foofit developers developing
affordable housing)?

3. What kinds of projects or programs should thedfsupport (e.g. rehab and
creation of affordable housing units)?

4. How should the funds be awarded (e.g. baseditmia established by the
trustees and staff)?

5. What funding criteria should be incorporatedhiea application process (e.g.
long-term affordability, priority of projects, e}@.

6. Determine a local revenue source.
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Il. Flexible Zoning Tools
Many barriers to affordable housing are a resufitott, cost-prohibitive zoning
policies that make affordable development impossiklunicipalities can use their
zoning powers to make affordable housing a re@dityamilies and individuals.

A. Inclusionary Zoning

What islnclusionary Zoning?

Many cities and municipalities around the countayédstarted to see how rapidly rising
real estate values can push out or keep out thkingpfamilies and individuals that make
communities diverse and robust: school teachetgepofficers, and fire fighters, to
name a few. In response, many cities and munitigsinow use their zoning powers to
promote the development of affordable housing withe private market. These
localities’ zoning codes require or provide incees for developers to set aside a certain
percentage of units in a residential developmesiv(oconstruction, substantial rehab,
and/or condo conversions) as affordable to low-raoderate-income households. The
production of affordable housing is thus tied te temand for, and production of,
housing in general. The program can be either adatary requirement for developers to
create a certain number of units, or a voluntagl goth built-in incentives to encourage
developers to include affordable units in theirelepments. Programs usually apply
citywide to all residential developments of a certize.

What will Inclusionary Zoning Do?

An inclusionary zoning program will:

* increase the supply of affordable housing in myaailiiies;

» disperse the affordable units throughout the comtyun

» allow low- and moderate-income families to livenmmes indistinguishable from, and
adjacent to, market-rate housing;

» allow low- and moderate-income families to livecmmmunities with better access to
employment and educational opportunities; and

* encourage racial and economic integration of oanroanities.

Who Will Inclusionary Zoning Benefit?

» Businessesvho find it easier to hire and retain employee®\ate able to live within a
reasonable commuting distance.

» Senior citizensvho have the choice to remain in the communitieer& they have
raised their children.

» Familieswho have the option of staying in the communitiéere they grew up.

* Younger parentand_single parent familiegho can find homes in communities with
good schools, parks and services.
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How does Inclusionary Zoning work?

(1) Set-Aside Requirement
A set-aside is the percentage of units within aettgyment that a developer is
required to price as affordable. Around the courgeg-asides range from 5 to 35%.

ExamMPLES. Boulder, Colorado: Mandatory set-aside of 20%.
Irvine, California: Voluntary set-aside of 15%
Boston, Massachusetts: Mandatory set-aside of 10%

(2) Developer Incentives
Municipalities provide developers with certain bitseo compensate the developer
for pricing some units below market rates. Theselmused in eithemluntary or
mandatory programs. These incentives include:

Density bonuses. the developer is allowed to construct additionatket rate units
beyond what is permitted under the current zonnagnance.

« EXAMPLE: A 10% density bonus allows a developer for a Bid-u
development to develop five extra units, which kdtpoffset the cost
of producing affordable units. Montgomery CountyaiMland provides
up to a 22% density bonus.

Expedited permit process: The city provides the developer with a streamlipednit
process if the development contains a certain pége of affordable housing

+« EXAMPLE: The developer receives his approvals within tmeaths
instead of seven months. Sacramento, Californer®fin expedited
permit process.

Relaxed design standards. Municipalities relax or reduce requirements sash
minimum lot sizes, set-back requirements, landsgapquirements or parking spaces
to ease the costs to the developer.

« EXAMPLE: A city’s parking requlation could be reduced frami to 1
requirement to a ¥2 spot for 1 unit requirement. Dhgis, California
ordinance allows the minimum lot size requiremerté¢ reduced based
upon the development’s feasibility.

Waiversof certain municipal fees: The costs of impact and permit fees are waived for
the developer.

« EXAMPLE: Montgomery County, Maryland waives the water and
sewer charges and the impact fees for affordableldgments.
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(3) Income Targeting

Most municipalities base the price of the affor@alnhits upon a percentage of the area
median income. For example, a municipality may diecinits must be affordable to
families with an income below 80 percent of theaareedian income (AMI).

EXAMPLES:
Sacramento, California: Half of the affordablétsimust be affordable
to families with incomes at or belo80% of
the AMI.

Denver, Colorado: For-sale units must be affordabiamilies at
80% of the AMI. Rental developments can
voluntarily set aside affordable units for
families at65% of the AMI, less a utility
allowance.

Newton, Massachusetts: Units must be affordabfartolies at or below
50% of the AMI.
(4) Period of Affordability

Each municipality can decide how long the afforealnits must be required to stay
affordable—five years, 20 years, even for perpgt@ertain legal mechanisms, such as
deed restrictions and covenants, can be used tamgjea that the units stay affordable
for that time period.

ExAmMPLES. Boulder, Colorado: Permanent period of afforiitgb
Fairfax County, VA: 15-year period of affordabilityr sale
housing and 20-year period of affordability
for rental housing
Santa Fe, New Mexico: 30-year period of affordabil
Irvine, California: 30-40-year period of affordatyl
case-by-case

In the interest of keeping units affordable foreattended period of time, many
municipalities apply resale restrictions to theoedfible units, such as:

» Deed restrictions

+ Covenants that run with the land
« Contractual agreements

* Land trust agreements

The local municipality will often reserve the rigiotbuy some percent of the affordable
units produced through the housing commission | locasing authority, or a designated
not-for-profit entity in order to preserve long+teaffordability. For example, in
Montgomery County, Maryland, the Public Housing Warity may purchase 33 percent
of the affordable units, and qualified not-for-pteimay purchase 7 percent of the
affordable units.
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B. Flexible Rehab Codes

Often times, rehab work is not economical or prediile. Arbitrary decisions with regard
to building codes and rehab policies make the agveént of affordable housing
difficult. Municipalities can ease some of theskab barriers by:

1) Determining when buildings must meet new constaunctitandards based on
the nature of the work to be done (and its effecsafety) instead of the cost
of the work, and

2) Standardizing the process through clear, “cookbd@K-steps to ensure
predictable, fair requirements for all rehab.

Historically, many building codes included “cosggers” and rigid “change of
occupancy” rules that required rehab jobs to meetdards for new construction, thereby
driving up the cost of such projects. The Natiddalding Code (NBC), the Standard
Building Code (SBC), and the Uniform Building Cod¢BC) (the three major model
codes) all seriously modified or eliminated thesavsions in the late 1970s and 1980s.

However, some jurisdictions retained these prowssi@and local building officials have
been known to revert to some version of them wirdareing local or state codes. Both
historically and today, even without these provisiomodel building codes tend to lack
clarity and predictability for rehab work, theretxgating disincentives for rehab.

Local jurisdictions can look to a number of sourflesguidance in designing a more
affordable housing-friendly rehab code. In 1998Hdeveloped the Nationally
Applicable Recommended Rehabilitation ProvisionARIRP). In addition, New
Jersey’s rehab code, passed in 1998, has beed haike national model because of the
increased rehab that it stimulated after its passagcal jurisdictions can also look to
the new 2003 building codes from the Internatiddadle Council (ICC) and the National
Fire Prevention Association (NFP), which both cantahab codes within them that
draw upon the best portions of the New Jersey aad/léind rehab codes, and the
NARRP.

C. Other Zoning Tools

Municipalities can employ other flexible zoning ®to allow for the creation of
affordable developments. The tools below open conities to affordable housing and
give municipalities control over how to best useitlzoning and planning powers.

For example:
. Zoning codes can allow accessory dwelling unitshsas coach houses, in
single-family zoned areas.
. A municipality can increase the amount of land zbfog multi-family
development.
. A municipality can allow for and promote mixed-usming districts.
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[11. Community Land Trust

What isa Community Land Trust?

A community land trust (CLT) is a private non-ptaforporation created to acquire and
hold land for the benefit of a community and pr@vsgcure affordable access to land and
housing for community residents.

What will it do?
Community land trusts help communities to:

» Gain control over local land use and reduce absemamership.

* Provide affordable housing for lower-income residen the community.
* Promote resident ownership and control of housing.

» Keep housing affordable for future residents.

» Capture the value of public investment for longrerommunity benefit.
* Build a strong base for community action.

How doesthe program work?

The large majority of CLTs, including those that aity-initiated, are incorporated as
private, not-for-profit entities, and operate indegently of municipal government.

CLTs are usually organized as “membership corpamaii with boards of directors
elected by the members. Usually the CLT boarduohes three kinds of directors: those
representing resident members, those represenengoers who are not CLT residents,
and those representing the broader community stterBypically, CLTs acquire property
as gifts or in the open market, often with the halfunding from public or private
sources. CLTs then hold this property and reqihia¢ the development upon that land be
operated and preserved as affordable for-salentalrBousing.

The CLT model, as defined by federal statute, Ingtst €listinct features:

Dual Ownership@LT owns the land; another entity owns the housinghe land)
Leased Land

Perpetual Affordability

Perpetual Responsibility

Community Control

Balanced Governance

Expansionist Acquisition

Flexible Development

N~ WNE

What income levels will they serve?

CLTs can serve extremely low-income (below 30%hef AMI) to moderate-income (80-
120% of the AMI) households.
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What needsto be doneto establish a Community Land Trust?

The following are the key decisions and tasks feating a new CLT:

0.

1. Define “community.” (Scope of the CLT).
2. Create the corporate structure.

3. Create the governance structure.

4. Preserve affordability.

5.
6
7
8
9
1

Promote “responsible” use.

. Choose roles and activities.
. Target the benefits.
. Build the base.

Educate public sector.
Educate private sector.

2 Institute for Community Economics

BPI
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IV. Local Revenue Sources

A. Commercial Linkage Fee

What isa Commercial Linkage Fee?

Linkage strategies “link” new economic developmenthe construction and
maintenance of affordable housing. In most casése is assessed to a new commercial
property to support affordable housing initiativéiis program works to correct the job-
housing imbalance that is created when there @remough housing opportunities for
workers to live in the vicinity of their jobs. Adal government could also structure this
fee as a tax.

Why use Linkage Strategies?

Linkage fees are a successful way to raise sulistéumds to be used towards affordable
housing construction and maintenance. Additionaligse strategies generate affordable
housing opportunities in areas that would normiadlyfaced with increased property taxes
from the new commercial development in the area.

How do Linkage StrategiesWork?

A linkage strategy is established by local legislatand administered by city staff. The
revenue generated is directed into a housing funst. Once the fee or tax is in place,
the program will generate substantial funds witheout further need for action. In most
cases, the linkage fees are charged per squarefftt new development and may vary
depending on the use of the land. To determinéethieone must decide how many new
affordable units are needed and then determinditfezence in cost between developing
the affordable units and developing the market waits. The fee payment can be
required in order for the developer to receive mriteor can be paid out over a certain
number of years. Oftentimes, there is a proximetyuirement incorporated into the
linkage program to ensure that the affordable s built in the area affected by the
commercial development. To protect small businrggbere is a minimum square
footage required before the fee is enforced.
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B. Real Estate Transfer Tax

What arereal estatetransfer taxes?

Real estate transfer taxes (RETT) are state, cpantd/or municipal sales taxes that are
used to generate revenue for either a generaldufat specific uses, such as affordable
housing development. The tax is usually basedcates price and is paid every time the
property is sold. The seller and the buyer typycaégotiate at the closing who will pay

the tax or what portion of the tax price they yointly pay.

Why usereal estatetransfer taxes?

Real estate transfer taxes provide a predictat#arst of income to a housing trust fund
without depending on annual budget processes . eXxample, Florida predicted $1.67
billion in revenue from its transfer tax in 2002630 Approximately 14.8% of the
revenue, or $249 million, will be devoted to statel local housing trust funds. RETTs
are successful because they accumulate revenuenfranbusinesses, homeowners and
landlords and use that revenue to preserve qugtifiehe neighborhood that made it
attractive for these newcomers.

How do real estatetransfer taxeswork?

The taxes, enacted at the state, county or muthiepel, become part of closing costs,
usually adding a nominal amount to the associaed.f Oftentimes, municipalities
already have RETTs in place, but they may neec tiodreased or redirected for specific
use. There are several variables to consider defoacting a RETT system:

1. What propertiesare covered by thereal estate transfer tax? Residential
properties are typically covered, but vacant landystrial, commercial and retalil
properties could also be considered.

2. What isthetax rate? The RETT is usually applied as a percent of #iessprice or
as a set dollar amount per $1,000 of value of & graiperty.

3. What arethe exemption standards? A RETT is only applied to the amount of the
purchase price above a certain threshold, suc@z9@0.

4. What istheintended use of therevenue? RETTs are a common way to fund
housing trust funds. According to the Fannie Maandation, 12 of the 37 state-
level housing trust funds are funded by RETTs.

3 http://www.policylink.org.
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C. Demalition Per mit Fee and Demolition T ax

What isa Demolition Permit Fee and Demolition Tax?

The demolition permit fee and tax applies to threaeal and/or destruction of at least
50% of a structure or building by the owner. Thendbtion permit fee is applied to all
demolition permits issued by the city, and the digioa tax is applied to the demolition
of residential structures based on the type otlezsie. Effective May 29, 2002, the City
of Highland Park adopted a demolition permit fed ardemolition tax to generate
revenues that are placed in the housing trust fondse in the provision of affordable
housing in the city.

What will it do?

The permit fee and tax will help generate reveribascan be used to produce and
preserve affordable housing. The activities ofHighland Park Housing Trust Fund are
designed to:

* Promote, preserve, and construct long-term affdedabusing.

* Provide housing-related services to low- and mdderecome households.

» Support not-for-profit organizations that are aetyvengaged in addressing the
affordable housing needs of low- and moderate-irecbouseholds in the City.

How doesthe program work?
The program in Highland Park has imposed both aotieon permit fee and a
demolition tax to fund their housing trust fund.

Fee for Demolition or Removal Permit (for Residah8tructures)
The City of Highland Park Building Division impost® fee when the permit is issued.
The fee for a permit to demolish or remove a stngcts $500.

Demolition Tax

Upon the issuance of a demolition permit by they 6ftHighland Park Building
Division, a demolition tax payment in the followiagnount is due:

Single-Family Residence: $10,000

Multiple Family Residential Building: $10,000 $8,000 per unit, whichever is higher

What income levels will the proceeds from the fee and tax serve?

The Highland Park Housing Trust Fund helps addfes&ousing needs of low-income
(earning less than $54,400 for a family of foury86f the AMI or less) and moderate-
income (earning less than $90,480 for a familyoofrf 100% of the AMI) households
who live or work in Highland Park, including buttronited to:

* Persons employed in the City but financially ungbléve in the City

» Seniors on fixed incomes

* Single-parent families

* Young households

« Persons with disabilities who require affordabld ancessible housifig

4 Jerry L. Sargent, AlA, Building Division ManageM&morandum to All Applicants for Highland Park
Demolition Permits.” May 29, 2002. Available ordiat:
http://www.cityhpil.com/govern/comm/housing.html.
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V. Employer-Assisted Housing (EAH)
What is Employer-Assisted Housing?

Employer-assisted housing (EAH) refers to a vardtygrograms employers use to help
employees find and finance housing closer to therkplace. It can take the form of
education or counseling about homebuying and fimgndirect financial help with
closing costs and mortgage payments, rental agsestandividual development accounts,
real estate investment, or some combination okthes

What will it do?

Everyone gains when employees live close to therkplace. Employees can devote
more time to their work, families and communitiésnployers reduce turnover costs and
increase their appeal to new employees. Commarbeeefit from the local investment
and stability of their housing stock, while shotemmutes reduce stress on the region’s
transportation infrastructure and environment.

How doesthe program work?

Recognizing that many employers are not equippédki® on new responsibilities related
to housing and real estate, eight non-profit haysirganizations from around the region
have come together with the Metropolitan Plannigi@il to form the Regional
Employer-Assisted Collaboration for Housing (REACH)hese housing groups
administer EAH initiatives on behalf of employergigrovide credit counseling and
homebuyer education to their employees.

What role can the gover nment play?

Local, regional and state governments can play rmaporoles by offering EAH to their
own workforces and promoting programs to local besses. The State of Illinois
encourages private investment in workforce houbingffering matching funds and tax
credits to participating employers. The lllinoisd$ing Development Authority (IHDA)
matches dollar-for-dollar an employer’s contribatio a worker’s down payment or
closing costs. The lllinois Affordable Housing T@xedit provides $.50 in tax credits for
each $1 invested in EAH. By offering EAH to itsm@mployees, government positions
itself as a model for local businesses.

What income levels does this serve?

The services are provided for employees in varammspanies based on criteria
established in the company’s EAH program. Qualtf@ns exist concerning the number
of years of employment an employee must have pusiyovorked in order to receive
this assistance.
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What needsto be doneto establish an Employer-Assisted Housing Program?

1.

2.

MPC and REACH partners help determine the econoafias EAH program for any
organization.

MPC and REACH partners provide a housing needsguhelp determine whether
employees currently own or rent, how they get tokwand if they would be
interested in moving closer to their jobs. Theveyrhas to be customized to meet the
particular needs of the employer.

MPC and REACH partners work with an employer tagiesnd implement an EAH
initiative.

Local government or business associations careievitployers to attend
presentations or individual meetings. These caart@nged by MPC and REACH
partners.

Governments can provide financial incentives to leygrs to invest in EAH by
helping to cover program counseling costs or tangegxisting housing programs to
employees of local compani@s.

® Direct Excerpts from “Right at Home: Local Suppiat Employer-Assisted Housing” By
Samantha DeKoven, MPC. April 2003.
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VI. Vacant, Abandoned, or Substandard Property Rehab and Sale Programs
What isit?

Many municipalities have carried out programs tgeaacquisition of vacant properties
in the municipality for rehabilitation and reusengrally for subsequent sale to low- and
moderate-income homebuyers.

What will it do?
If the municipality can address the issues outlineldw, such a program can be an

effective tool both for providing affordable hougiand for improving the quality of life
of affected neighborhoods. Examples of such progriaciude:

St. Paul, Minnesota: Houses to Homes Program

Minneapolis, Minnesota: Home Ownership Works (HOW)

Charleston, South Carolina: Charleston HousingtTrus

Oakland, California: Vacant Housing Acquisition &Rehabilitation Program
(V-HARP)

Detroit, Michigan: Revitalife Program

Chicago, lllinois: Preserving Communities Toget{lCT) Program

Many more such programs exist around the countggfams vary in important ways,
both with respect to the acquisition and the redsgiects of the program.

How doesthe program work?

Programs are generally organized into two steps:

1) Acquisition:

Some programs, such as the Detroit program, aitelinio those properties that the local
government (in this particular case, state goventjrabtains through tax foreclosure or
tax reversion, effectively without cost. Other prams, such as those in Minneapolis and
Charleston, involve the municipality actively aatpg properties from their owners
through other legal tools. In a city like Detrdlie number of properties that come into
governmental hands through tax reversion is seltrgt arguably there is no need to use
other tools to acquire properties. In cities wiftosger markets, however, the city must
have other tools to use — particularly eminent dom&o acquire properties. While most
cities acquire first and then look for entitiegétabilitate the properties, Chicago’s
program is based on responding to requests forisitiqn by interested parties.

2) Rehabilitation:

Some programs, such as the Detroit program, simplye the properties available at a
nominal cost to non-profit organizations seekingetoabilitate the properties for reuse.
Most of the others provide at least some gap fumdiither to fill the gap between the
rehab cost and the market value (which is oftes flean the rehab cost), or between the
rehab cost and the price that a lower income hogextrzan afford. Oakland provides up
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to $100,000 in gap financing per affordable unit.Faul provides up to $40,000 per
single-family house and $65,000 to convert multifgranits into single-family homes.

As a rule, the municipality does not rehabilitdte houses itself, but passes the property
through to a nonprofit or other entity to rehakbii the property under municipal
supervision.

Key issuesthat must be addressed for a successful program:

Acquisition tools. Does the municipality have the legal powers o gantrol of vacant
properties in a timely fashion? This may includesffective tax foreclosure or tax
reversion system, the ability to use eminent dortatake vacant or nuisance properties,
or sufficient resources to acquire land and hgltbitexample, in a Community Land

Trust.

Acquisition resour ces. Does the municipality have a source of fundscuae properties?
This is particularly important if the municipalibannot rely on tax foreclosure as its sole or
primary source of properties. The source of furatslze the municipal capital budget,
outside (state or federal) funds, a housing tustlf etc.

Disposition tools. Does the municipality have the legal flexibilityconvey the properties
to the most suitable entity at a flexible pricettél ensure the most appropriate outcome?
Some states place severe constraints on the leij& af a municipality to dispose of
publicly owned property on a negotiated basis.sTjuestion would need to be answered
under lllinois Law.

Rehabilitation. Does a rehabilitation ‘infrastructure’ exist metcommunity? In other
words, is there a pool of interested nonprofit d@wers, contractors, etc. capable of
rehabilitating at reasonable cost the number apé by properties that the municipality
plans to acquire?

Market. Is there a market for the properties once retiatat at a reasonable price?
Rehabilitation funds. Does the city have a source of funds to useduige rehabilitation
gap subsidies? If the goal of the program is teebelow-income homebuyers, this is

likely to be necessary because the cost of reletinlg vacant houses, particularly if they
have been vacant for any length of time, is likelgxceed the affordable sales price.
Supervision. Does the municipality have (or can it obtain) steff and/or consultants
needed to manage the program? An acquisition drabil@ation program is labor-
intensive, with respect to both the acquisition eefthbilitation elements of the program.
The rehabilitation side includes selection of depels, review of specs and cost estimates,
monitoring of construction, and monitoring of sedeensure that the rehabilitated homes
are sold in a fair manner to qualified buyers.

Two Outstanding L egal Questionsin Illinais:
1) Under lllinois Law, can a municipality use the powéeminent domain for the purpose of

rehabilitating a vacant building or property in erdo produce affordable housing?

2) Under lllinois Law, does a municipality have thgdéflexibility to dispose of publicly

owned property on a negotiated bais?

® Alan Mallach, Expert on Housing, Planning and Zopissues.
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VIIl. Existing Regional Programs

The following two regional programs utilize Housi@foice Vouchers (HCVs) to
accomplish affordable housing initiatives. The Ragl Housing Initiative (RHI) pools
unused HCVs and provides these vouchers as inesrftv developers to create mixed-
income affordable housing developments. The HaguSinoice Voucher

Homeownership program allows families to purchasaés with HCVs. While these
programs are run at the regional level, municifgaitan tap into these existing resources
or use these models to suggest similar progrartieeinown regions.

A. Regional Housing Initiative (RHI)

What isthe Regional Housing I nitiative?

The lllinois Housing Development Authority (IHDApd the Metropolitan Planning
Council (MPC) are working with three regional hawgsauthorities (City of Chicago,
Cook County, and Lake County) to attach a new pbblbusing subsidies to tax credits.
These five partners form the Regional Housing atite (RHI).

What isthe goal of RHI?

The goal of RHI is to spur mixed-income housingalepment. It accomplishes this by

providing an incentive to developers to addresskeyfindings of MPC’s Regional

Rental Market Analysis that have been confirme@®§0 census findings:

(1) Northeastern lllinois is experiencing a shortagegulity mixed-income rental
housing that is located near jobs and transit iooat and

(2) There is a scarcity of housing affordable to hootashearning less than $20,000 per
year.

How does RHI| work?

The Regional Housing Initiative turns local housghorities’ unused Housing Choice
Vouchers into new apartments. RHI pools vouchens fthe Chicago, Cook County and
Lake County housing authorities as financing inis&stto developers whose proposals
apply sound planning principals to create divemamunities in the sponsoring counties.

Who does RHI involve?

1. Developers of Multi-family Housingrhe RHI provides subsidies to developers who
agree to rent a percentage of units to very lovaiime households within a broader
mixed-income community, with supportive housingt thiiers opportunities.
Selected RHI proposals score additional points utigelllinois Housing
Development Authority tax credit competition.

2. Mayors, Municipal Officials or other Cook or Lak@thty Officials The RHI helps
to develop safe, quality affordable housing thatassistent with the community’s
values and needs.

3. People Concerned About the State of Housing irRiigion RHI helps meet the
need for rental housing affordable to low-incomegeholds, especially in areas of
high job growth.
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What has RHI accomplished?

RHI hit the ground running in the last round in Betber 2002, providing for the
development of 25 new units of affordable housiBgbsidies in this pilot phase will
fund a total of 328 apartments within mixed-incocoenmunities.

B. Housing Choice Voucher Homeowner ship

What isthe Chicago Housing Choice Voucher Program?

This program provides families with the opporturidypurchase a decent, safe and
sanitary housing unit with their Housing Choice bar (HCV). The homeownership
voucher is limited to the purchase of a single-fgthome, condominium or cooperative,
or to a lease-to-purchase agreement for a singkdyfdaome, condominium or
cooperative. CHAC, Inc., a private company congddiy the Chicago Housing
Authority, administers the program. CHAC makesanthly housing assistance
payment to help the eligible family pay the mortgamd housing utility expenses. The
monthly Housing Assistance Payment (HAP) is théediince between the payment
standard for mortgage and utilities based on timebas of bedrooms in the home and 30
percent of the family’s monthly adjusted income.

What will this program do?

The goal of this program is to assist low- and nnatdeincome families in purchasing
housing in the private market by paying a portibthe family’s mortgage payment. The
program allows families to utilize a broad rangdiofising options—options that they
might not otherwise be able to afford.

How doesthe program work?

Participants in this program must complete an esttenstep-by-step process.

1. Family must enroll in CHAC’s Family Self-Sufficiep®rogram/FSS and attend a
Homeownership Orientation program.

2. Family must complete a “Choose to Own” (CTO) amdimn and authorize the
release of their credit report.

3. Family must attend one-on-one appointment withGm® Coordinator.

4. Once they receive the certificate of eligibilitydathe Housing Choice Voucher, they
are referred to the Housing Counseling Agency (witlom they must set up an
appointment) and receive CHAC’s Home Buyer’'s Packet

5. Family must complete the HomeBuyer Education Progi@10 hours and
Community Economic Development Law Project (CEDiE0).

6. Once they receive their mortgage pre-qualificatrom the Counseling Agency, the
family must meet with a pro-bono attorney and a $6§.00 processing fee to
CEDLP.

" Information compiled from Robin Snyderman, MPC'suding Director,
www.metroplanning.org
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7. The family must identify a lender, fill-out an apaltion, and forward the pre-
approval letter from the lender with terms to thEACCoordinator.

8. Once the family receives approval from the CTO @owtor and approval on their
1%'and 29 mortgages, the family can start shopping for adom

9. Once the family finds a home, they have to exethagesidential purchase
agreement, which is subject to HQS Inspection,fanglard the contract and request
for HQS inspection on to the CTO Coordinator.

10.0Once they receive their HQS Inspection report, thegt forward that on to the CTO
Coordinator. If the unit fails the HQS Inspectitime family must search for a new
home. (Failure of inspection means need for regaeater than $1,500).

11. After forwarding the Contract on to the lender aackiving the final loan
commitment, the sale is closed.

12. At the time of closing, the family must sign therhi® Buyer Obligation, set up the
electronic withdrawal for their mortgage paymenmigl anake the debit payment to the
first lender.

13.The terms of the program require that the famitgrad quarterly counseling sessions
and workshops, receive annual post-purchasing etingsn their home and have an
annual certification conductéd.

What hasthe HCV Homeowner ship Program accomplished?

After only one year in operation in Chicago, thegram has helped 16 people to
purchase homes. Fifty additional people are nowfigef for the program.

However, Local Housing Authorities must initiateéstprogram. In the Chicago region,
only the Chicago Housing Authority (CHA) has crebseich a program. However, if
created by other housing authorities and implentgnteould be a valuable resource for
local communities.

® http://www.chacinc.co*‘Choose to Own"—Housing Choice Voucher Homeowngrshi
Program: Program Guide prepared by Prim Lawrenceigon behalf of CHAC, last revised
July 2002. (Provided by Rich Hendricks, Staff Attey, CEDLP).
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CASE STUDIES
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Housing Trust Fund Case Studies
Cambridge, Massachusetts

Purpose: To help create affordable homeownership and renits and preserve
existing affordable homes and rental units.

Beneficiaries: Households with incomes that do not exceed 80%eAMI.

Oversight: A nine-member board appointed by the City Mandgethree-year terms,
representing different sectors of the communityceoned with housing policy (e.qg.,
representatives of existing City boards and agsenaien-profit housing organizations,
the community.) The Board approves distributiawsthe trust (functioning, in effect,
as a loan committee), advises and assists tharCatstablishing comprehensive housing
policies, and helps establish new programs to @miéatdable housing needs.

Administration: City Manager is Managing Trustee. The Directiothe Housing and
Community Development Department staffs the trg$he department administers a
number of housing programs).

501(c)3: No

Programs. Funds a Rehab Loan Program and a Condo Buyeiatie. Trust
Declaration allows funds to be used for creating aéfordable units, assistance with
multi-family rehabilitation of distressed propesgti@vith multi-family housing owned by
non-profit entities which ensure maximum long-teaffordability receiving priority
funding consideration), acquisition and rehab depbal limited equity housing
cooperatives and preservation of existing affordalviits. Support may be provided in
the form of loans or grants.

Among the criteria established by the trusteessaaifl for awarding funds are: long-term
affordability, priority for projects with maximumumber of low-income units, use of
trust fund monies to leverage other funds, no neganpacts on surrounding
neighborhoods and no displacement of existing tsnan

Revenue: Dedicated revenue from a commercial linkage feegrovided uneven
funding. In the wake of the elimination of renntl, the City committed a $2 million
annual appropriation for a period of 10 years. oAlsceives funding from private sources
(including a recent $6 million grant from Harvard).
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Housing Trust Fund Case Studies
Chicago, Illinois

Purpose: To financially assist in meeting the permanentdiag needs of low-income
persons by funding projects that promote stabdlitg long-term affordability.

Beneficiaries. The ordinance establishing the trust specifidseaficiaries persons
whose income is at or below 50% of the AMI. Thestis mission statement defines the
beneficiaries as “Chicago’s poorest residents,” sehincomes are at or below 30% of the
AMI. Included, among others, are the disabled dilderly, the homeless, single room
occupancy residents, and low-income families.

Oversight: A 15-person Board of Directors, appointed byMeyor with the advice and
consent of the City Council, for two-year termsiredtors are drawn equally from
representatives of (1) low-income housing residehtShicago and community-based
organizations, (2) business and philanthropic aegdions, and (3) at large, including
community leaders, public officials, and religideaders. The Board is responsible for
developing guidelines and procedures for processumijcations for funding.

Administration: The Department of Housing administers the HTlediDated staff
consists of 1.75 persons. Staff responsibilithesude administration of the three staple
programs of the trust. Other City departmentsagge involved in making the trust run,
(e.g. finance, law, and comptroller’s office).

501(c)3: Yes

Programs. The enabling ordinance gives the trust broad peweterms of activities
that can be funded, as well as eligible applicaiisractice, the HTF is used almost
exclusively in rental assistance programs (overbgahe HTF) that meet the needs of
very low-income residents through grants to bugdinvners and developers who agree
to reduce rents to accommodate tenants earningone timat 30% of the AMI. It also
operates a supportive housing program that provielgsl assistance and a
comprehensive package of supportive services fbenerly homeless individuals and
persons with disabilities move from shelters aadgitional housing to permanent
housing.

Revenue: All funds derived from the Presidential TowersjBct were dedicated to
funding the trust. Now the City allocates morent$& million annually from its
corporate trust (subject to the yearly budgetiracpss). The trust also receives HUD
and HOME funds.
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Housing Trust Fund Case Studies
San Diego, California

Purpose: To serve as a permanent and ongoing resourceeét m part, the housing needs
of the City’s very low-, low-, and median-incomeuseholds. The ordinance identifies the
following purposes: to meet a portion of the nemchousing affordable to households with
lower incomes; leverage non-City capital funds witlst fund monies; foster mixed-income
projects and support the dispersal of affordableshg projects throughout the City;
preserve affordable housing; and encourage praettor activities that advance these goals.

Beneficiaries: Very low-, low-, and median-income householdewtincome includes
households which earn less than 80% of the medidreaher pay more than 30% of their
gross income for housing costs, live in overcrowdealditions, live in substandard housing
units, are homeless, or have special housing reegfsas the elderly, developmentally
disabled, mentally ill, physically disabled, singl@rent households and large families.

Oversight: The Housing Commission oversees the HTF. Funats the HTF are treated as
any other revenue source (e.g. along with HOMEG@D&8G funds that are administered by
the Commission). After staff reviews an applicatfor eligibility, it is referred to the
Commission’s Loan Committee, which in turn makes@mmendation to the Housing
Commission.

Administration: Housing Commission staff administers the fundthattrust fund is not
separately staffed. (By itself, the trust fund €laet require a lot of staff time). Up to 8% of
the trust fund’s annual budget is used to fund losad expenses.

501(c)3: No

Programs: Fund allocation targets: At least 10% to transil housing; at least 60% to
housing for very low-income households (at or bet®®#6 of the AMI); a maximum of 20%
for housing for low-income households (incomes leetw50% and 80% of the AMI); and a
maximum of 10% to median income first-time homelyaye

Fund UsesThe ordinance allows funds to be used for pradactcquisition, rehabilitation
and preservation. The ordinance also allows funén supportive services under certain
conditions and requires a capacity-building progfanrmonprofit housing organizations.
Each year, the Housing Commission adopts a thraeBmgram Plan that identifies the
types of programs and administrative support thathe funded, including rental housing
development programs, home ownership programsbil@éhtion programs, transitional
housing operations, special purpose housing deredafy and non-profit capacity building.
There are specific requirements, priorities, arefgrences for each type of program activity.
The Program Plan must be approved by the City Gbumbe Commission awards funds
either through a Request for Proposal (RFP) orticBlof Fund Availability Process
(NOFA).

Revenue: Dedicated revenue from commercial linkage feetzotdl tax. Currently
represents about $4 million annually.
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Housing Trust Fund Case Studies
Santa Fe, New Mexico

Purpose: The Santa Fe City Council approved the HTF agehanism for funding the
development of affordable housing.

Beneficiaries:. Households with incomes up to 80% of the AMI,hnat preference for
programs assisting households with incomes beld# 60the median. Higher priority
is given to projects that serve households withelolmcomes.

Oversight: The City Council approved generalized policied procedures for the HTF
and the basic structure of the Santa Fe Roundthableserves as the oversight body. The
Roundtable, a coalition of nonprofit housing ages@nd local government
representatives, determines the priorities forftimel in accordance with the Strategic
Housing Plan for Santa Fe (updated every 3 yeasppproves allocations. Approvals
are based on the recommendations of its electext#@tion Committee, which consists of
Roundtable participants who do not receive momas fthe HTF: a representative of the
city, the Enterprise Foundation, and a nonproféraxy.

Administration: Because state anti-donation laws restrict theotifiends administered
by the City, the Roundtable administers the HTlRe Banta Fe Community Housing
Trust, a nonprofit housing development organizatamts as the fiscal agent for the HTF
pursuant to a contract with the City.

501(c)3: Neither the HTF or the Roundtable is a 501(c)3,thbaetSanta Fe Community
Housing Trust is.

Programs. Funds may be used for:

* The production of affordable housing by nonproétdlopers, including new
construction, land acquisition and development,

» Acquisition and/or development of existing housing,

* Revolving loan funds for home ownership, and

* Rehabilitation or partial rehabilitation.

Funds must be leveraged with other conventionalibsidy sources. Favorable
consideration is given for projects that serveltheest income group, large families, and
have the longest term of affordability.

Revenue: The trust is funded with monies received from depels in fulfillment of
obligations to provide affordable housing. Becanisehanges in local law, funds
received from developers are declining and thegerised to identify a more productive,
dedicated source of revenue. (The City is considea real estate transfer tax, but it
would have to be passed by the state). Geneth#yRoundtable waits until there is
$80,000 in the HTF to issue an RFP.
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Inclusionary Zoning Case Studies
Dauvis, California

Palitical L andscape and Policy
Davis, California is a city of only 62,200 peopls. inclusionary housing program was
implemented in 1990 and has been very successful.

Highlights of the Program

The Davis Ordinance applies to both for-sale antatelevelopments with five or more units.
The set-aside requirements in Davis are some diigfeest percentages in the courttry.
Developers also have flexibility under the prograingy can meet the set-aside requirement
through a combination of on-site development, da#-development, fee in-lieu payments, and
land dedication.

In rental developments with 20 or more units, 35%he units must be set-aside as affordable.
At least 25% of the market-rate units must be priafiordable for low-income househofts,
and at least 10% of the market-rate units mustriseg affordable for very-low income
households® In for-sale developments, 25% of the units musidteaside as affordable.

For rental developments, all affordable units ningstonstructed on-site. For-sale
developments have a bit more flexibility. Also, fadieu payments are allowed in Davis for
developments that have under 30 units or if theelbger can demonstrate a “unique
hardship.” Davis gives developers a one-for-onesieibonus in for-sale developments. For
rental developments, developers receive a 15% tydmsnus.

In determining a price for an affordable for-sateental unit, Davis uses specific formulas.
The sale price of an affordable for-sale unit iedmined by a mortgage payment that would
be 30% of the gross monthly income of an eligibimity, less insurance and property taxes,
adjusted for family size. While there is not afoedability control period for affordable for-
sale units, the rental units are permanently affokel creating a permanent supply of
affordable rental housing.

| mpact
Davis has created over 1500 units of affordableshngusince the implementation of its

Inclusionary Housing Program in 1990. A combinatid Davis’ income-averaging
scheme for the pricing of affordable units, plus significant percentage of set-aside
units required, has resulted in a significant petage of affordable units priced for very-
low income households, a phenomenon not seen ér othnicipalities. Over 70% of the
multi-family affordable units created in Davis aféordable to very-low income
households?

® California Coalition for Rural Housing Project, t&ting Affordable Communities:
Inclusionary Housing Programs in California,” Nouasn 1994.

% Davis defines low income as 50-80% of area meitiemme.

! Davis defines very-low income as 50% of area nreitiaome or below.

12 california Coalition for Rural Housing Project, r&ting Affordable Communities:
Inclusionary Housing Programs in California,” Novaen, 1994.
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Inclusionary Zoning Case Studies
Newton, Massachusetts

Political L andscape and Policy

Newton is an upper-income suburb of Boston witlopupation of about 83,000 peopfe.
Most of Newton has been built up and is of a sifgtaily character. In fact, only 12.5%
of the land in Newton is zoned as multi-family. wver, at the same time, Newton is
known for its liberal politics and began an infolrnmeclusionary housing policy as early
as the 1960’s. This policy was formalized in adimance in 1977

Highlights of the Program

The Newton Ordinance applies to all residential wewstruction and rehab that requires
a special permit. Under Newton’s zoning ordinamatledevelopments with greater than
two units require a special permit. The developast set aside 25% of the units as
affordable. Under this process, a developer cagiveap to a 20% density bonus.

All the affordable units created under the progeamrental units, regardless if the
market rate units are rental or for-sale. Therdtble units are leased through the
Newton Housing Authority, who then leases the utaitsligible households. If the
Housing Authority does not have adequate fundeded the units, the Board of
Aldermen for the City of Newton may purchase tHeraffable units or ask the developer
to pay a fee. The affordable units are requireldet@qual in size, quality and
characteristics to the market rate units.

If a development is below 10 units, a developerrmaie a fee in-lieu payment.
However, since the payment level is low and isindéxed to inflation, the fee is less
burdensome than building the affordable units @@-sThe result of this policy is many
nine-units-and-under developments, and only $6@i@®unds over the 26 years of the
program®

The period of affordability is 40 years, and disiass are currently underway to expand
that period of affordability again. To date, 5Ctloé 225 units created have aged out of
the system and have been sold on the open market.

The affordable units created under the progranpaced for households making at or
below 50% of the area median income, one of theshwcome-targeting guidelines in
the country. Newton used the Section 8/Housingi€é&hdoucher rent guidelines to
determine rents for eligible families.

| mpact
To date, the Newton Ordinance is responsible ferctieation of 225 affordable units.

13 U.S. Census Bureau, 2000 Census.

4 Engler, Robert. “An Inclusionary Housing CasedgtuiNewton, Massachusettdriclusionary
Zoning: Lessons Learned in Massachusetts, NHC Affordable Housing Policy Review, vl. 2, I€su
1, January, 2002.

!5 Engler, Robert. “An Inclusionary Housing CasedgtuiNewton, Massachusettdriclusionary
Zoning: Lessons Learned in Massachusetts, NHC Affordable Housing Policy Review, vl. 2, I€su
1, January, 2002.
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Inclusionary Zoning Case Studies
Montgomery County, Maryland

Political L andscape and Policy

Montgomery County, with more than 800,000 residastthe most populous county in
Maryland!® During the 1970’s and 1980’s, Montgomery Courgvgfrom a Washington, D.C.
bedroom community to the region’s second largegileyment center. Now more than 60% of
residents work and live in the County.

Highlights of the Program

Montgomery County’s inclusionary housing programpliemented in 1974, applies to every
new subdivision or high-rise with 50 or more hogsimits. At least 12.5% of the units in these
developments must be set aside as affordable,mbtat 5% can be set aside with a sliding-scale
density bonus given as an incentive. The afforlabits are targeted toward households
making under 65% of area median income (AMI). Thei@y’'s public housing authority, the
Housing Opportunities Commission (HOC), has a righgurchase one-third of the affordable
housing units.

Montgomery County has a sliding-scale density baamhected to the set-aside in order to
create an economic incentive for developers totcoctsmore affordable units. For every tenth
of a percentage point increase in set-aside bgekeloper, the density bonus increases by one
percent, to a maximum density bonus of 22%. Alsoyder to promote the integration of the
affordable units in the market rate developmentntgomery County allows for a 10%
compatibility allowance.

In “exceptional cases,” a developer has threeratares to constructing the affordable units on
the site of the market rate development: (1) theslbgper can either build significantly more
affordable units at one or more other sites insto@e or an adjoining planning area; (2) convey
land in the same or adjoining area that is suitabkze, location, and physical condition and
that can contain significantly more affordable artitan the market rate site; or (3) contribute to
the Housing Initiative Fund an amount that will guae “significantly” more affordable units
than would have been developed at the market itate s

The period of affordability is ten years for foresanits and 20 years for rental units. However,
if the home is sold before the 10-year control geis over, it begins anew with the new owner.

The price of for-sale units must be affordable dadeholds making 65% of the area median
income, including closing costs and brokerage fEesrental units, the resulting rent must be
affordable to households making 65% of the AMI amgst include the cost of parking, but
excludes utilities when they are paid by the tendrices for the affordable units are set every
five years and are increased in the interveningsyleg the Consumer Price Index.

| mpact
Montgomery County’s ordinance — the first majoruséonary zoning program in the country —

is responsible for creating integrated neighborisdmdracial and ethnic group, and by income.
Over 11,500 affordable units have been developemkdhe program was implemented.

18 U.S. Census Bureau, 2000 Census.
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Community Land Trust Case Studies
Burlington, Vermont

One of the largest and most influential CLTs isaked in Burlington, Vermont, a
university town of about 40,000 on the shore ofd.@thamplain. Since the early 1980s,
economic growth and progressive public policiesnlomed with an attractive setting,
have made Burlington an increasingly desirable,inackasingly expensive place to live.
With active support from city government, BCLT wesablished in 1984 to produce and
preserve affordable housing for local residents.

In sixteen years, BCLT’s holdings have grown torhe800 units of housing, including
single-family homes, housing cooperatives, condamis, and varied rental options. In
the process, BCLT has had a major impact on canmdgitin a low-income neighborhood,
while expanding housing opportunities for low-ina@people in that neighborhood, and
in outlying suburban areas as well.

All of BCLT’s housing is affordable not just foreHfirst residents, but for all residents
thereafter. BCLT Director Brenda Torpy says,

“We're old enough to have had a number of resaled,we’ve seen it
really work. The second time around we don’t naey additional
government subsidy and we typically serve a lowmeoine family. We're
doing that at the same time that the seller imytakiquity with them and
has had all the tax benefits and all the secunay homeownership
offers.”
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Community Land Trust Case Studies
Albuquerque, New Mexico

Beginning in the 1980s, residents of Albuquerqusssvmill neighborhood created a
community organization to fight pollution from aawrby particleboard factory. At the
same time, on the other side of the neighborhosthriic Old Town was becoming a
leading tourist attraction, with galleries, trerghops, restaurants and museums. The
resulting gentrification pushed home prices upward] the Sawmill residents started to
worry about their families’ futures in a neighboodowvhere some had lived for
generations. To expand affordable housing oppdi#snn this situation, the community
organization negotiated with the City to gain tlght to develop 27 acres of vacant land
once occupied by the old sawmill operation. Thistexg organization then created the
Sawmill CLT to develop and hold the land.

On this site the CLT is now developing 99 housindsy including single-family homes,
townhouses and senior apartments, together witaza ppark, community center, and
projected commercial space. To make sure thatldhuslopment continues to serve
lower income residents of the community, the lanitlbe held permanently in trust by
the CLT.
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Community Land Trust Case Studies
Durham, North Carolina

Durham Community Land Trustees was organized iry 188residents of Durham’s
West End neighborhood, a predominantly African Agger, low-income community
adjacent to the campus of Duke University. DCLA&gISing program was launched with
technical assistance and project financing fromitisgtute for Community Economics’
Revolving Loan Fund, which supports CLT projectsuand the country. As development
has accelerated in recent years, financing has éamea growing number of sources,
including the Federal Home Loan Bank, municipaldsrand Duke University. Project
subsidies and operating support have come fror€ityeand the North Carolina
Community Development Initiative.

By focusing its housing rehabilitation efforts guesific blocks, DCLT has had a
significant impact on conditions in the neighbortipbelping to raise community morale
and becoming an important vehicle for communityamiging and advocacy efforts.
Through its lease-purchase program, DCLT makes bamership possible for families
who could not otherwise own homes and keeps thoses affordable for future
families’

" Institute for Community Economics.
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Linkage Strategy Case Studies

City/Y ear Devlp. type | Rate(sg.ft.) | Exemption | Revenue Features
Boston Office, $8.62 ($7.18| 100,000 sq. | $45 million | Extended
(1987) Retall, to housing | ft. payment

Hotels, $1.44 to job period (7
Institutions | training) yrs.)
Office, $5.00 ($4.00| 7,500 sq. ft. | $1.93 Rate
Berkeley | Retail to housing million for schedule is
(1993) $1.00 to housing ceiling with
childcare) $840,000 for| option for
Other $2.50 ($2.00 childcare reduction
commercial | to housing,
& indust. $.50 to
childcare)
Cambridge | Hotel, $3.28 2,500 sq. ft.| $75,000 w/ | Option to
(1988) commercial, (30,000 sg. | $2.5 mil. build afford.
Retall, ft. threshold)| in pipeline | Units of
Institutions “equivalent
benefit”
instead

San Entertain. $13.95 25,000 sq. ft| $38 million

Francisco

(1981) Hotel $11.21

Office $14.96
Research & | $9.97
Develp.

Retail $13.95

Seattle commercial | $20 s.f. for 166 housing| Voluntary

(1989) purchase of units & $5 | program

extra floor million
area ratio
(FAR) or
construct.
Of afford.
housing
Source: http://www.policylink.org.
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Real Estate Transfer Taxes Case Studies

o a

n

City Tax Date How tax is $ generated Exemptions
enacted used
Highland $5 per $1,000 of 1988 City’s General | FY04 Budget | Deeds relating to real property
Park, IL the property’s Fund and then | Estimate: acquired by or from a gov't
selling price transferred $1,887,185 | body, deeds with secure deb,
annually to the deeds less than_$100, tax
Street deeds, deeds with partition,
. deeds made by subsidiary
I(:Iltj)gjtructlon corp. to its parent, etc.
Evanston, $5 per $1,000 on 1986 City's General | 2002: Deeds relating to real prop aq
IL any fraction Fund $3,000,000 by or from a gov't body, deed
thereof on the with secure debt, deeds w/ an
actual consid less than
;?(L%g:t)r,eal $50,000 and the seller
qualifies for Sect. 8, deeds
where actual consid is less
than $500, tax deeds, deeds
made by subsidiary corp. to if
parent, etc.
Chicago $4 per $1,000 of 1992 City’s General | 2000-2001*: | Exemptions are for people
Heights, IL | the sale price of Fund. $176,326 moving but staying within
the property 2001-2002*: Chicago Heights and seniors
(round to nearest $172,924
$1,000) 2002-2003*:
$239,354
Chicago, IL | $3.25 per $500 | Early 80s| General Fund | _ 2000 Transfers of real estate btw
of the purchase $101,000,000 | subsidiary and parent
price 2001: company, transfers of prop.
$108,000,000 Located in City Enterprise
Cook County and 2002 not final Zones, trar]sfer of prop from
the State of IL but e expected or t((j) a gov't body, trarsferfs
have transfer to be higher. made purjugnt t((;)ha ptar1110 .
taxes, but these Can fluctuate: | organ wneer =napt. -- o
taxes are imposed " e the U.S. Bankruptcy code,
on the seller of a bad year = | transfers where purchaser ha
real prop. The tax $80,000,000 | completed the state of IL
is $.25 and $.50 but generally | H.O.M.E program
per $500 of the increases yeat-
selling price, to-year
respectively.

(7]

* Based on Chicago Heights’ Fiscal Year beginning I#fagind ending April 30,

Sour ces:
http://www.cityhpil.com/govern/dept/fiscal/rett.htm
http://www.cityofevanston.org/Government/CityCleddlestate-transfertax.html.
http:/www.chicagoheights.net/public/realestatdiar.
http://www.ci.chi.il.us/Revenue/Tax/Property Tranmdféml.
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Employer -Assisted Housing I nitiatives Case Studies'®
System Sensor, St. Charles

This was the first regional employer to use thei®®g Employer-Assisted

Collaboration for Housing (REACH) model. In 1999 Pittway Corporation

committed to provide $5,000 in down payment assc&do help up to 50 qualified
employees over two years buy homes closer to wAdsuming the employee stays with
the company for five years, the $5,000 loan wilfléy forgiven. If an employee leaves
the company within that time, the unforgiven pantraust be repaid. The home must be
within a 15-mile radius of the place of work. Riy contracted with the Joseph
Corporation to provide counseling and homeownerstigcation.

Highlights:
* 36 new homeowners as of June 2002.

* Participating employees’ median income was $31,5Dheir household median income
was $43,600.

» They averaged 7 years of employment with Systens&r.

» 24 were members of racial or ethnic minority greu

» 27 were first-time homebuyers.

» System Sensor credits the program with saving $¥60,000 per year through reduced
turnover costs.

System Sensor Cost-Benefit Analysis:

Year 1 Year 2
Downpayment/ $5,000%16 participants $5,000*19=$95,000
closing costs assistance =$80,000
Joseph Corporation $20,000 $20,000
Counseling program
MPC program design and $7,500 $7,500
evaluation
Savings due to reduced $207,500 $247,500
turnover, recruitment and
training*
Net Savingsto System $100,000 $125,000
Sensor

*These data were compiled by reviewing turnovehimithe company; i.e. what it would have
cost the company if an employee had left the compan

'8 Excerpts from “Right at Home: Local Support for lloyer-Assisted Housing” By Samantha
DeKoven, MPC. April 2003.
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Employer-Assisted Housing I nitiatives Case Studies
Northwest Community Healthcare, Arlington Heights, Illinois

The new initiative was announced to employees inchl2002. The program is
available to employees who have worked for the ialsgt full or close to full-time for at
least a year and earn less than $70,500. The gegkhould also be a first-time
homebuyer, and the home must be within a 10-mdeusaof the hospital. The hospital
offers $5,000 forgiven at 20% per year over fivarge If an employee leaves before
completing the five-year commitment, the portioatthas not been forgiven must be
repaid to the hospital.

Highlights:

* As of December 2002, NCH had helped four emplsy®ey homes.

» Hospital had benefited from media coverage anghttened exposure in the local
community.
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Employer-Assisted Housing I nitiatives Case Studies
Bank One, Metropolitan Chicago, Illinois

Bank One provides $2,500 grants to help with doaynpent and closing costs for
eligible employees purchasing their first homebe Employee must have been
employed with the bank for one year to participated the borrower’'s income must be
less than 80% of the area’s median income. There@requirements on the distance
between home and work. Bank One has committed,860Qoward this program. Bank
One has partnered with MPC and all eight REACHrma# to provide eligible

employees with a total of $5,000 in assistancenkBane and REACH partners set a goal
of assisting 25 new homebuyers during the first yéahe program.

Highlights:

* Since the local launch in June 2002, more thdoz&n Chicago-area employees have
gualified for the program and six participants hauecessfully bought new homes. The
discrepancy in the above numbers is due to theliatBank One qualifies employees
before they purchase the home.

Chicago Region Nationwide(Including
Chicago)
Total New Homeowners 12 68
Grant Amount $2,500 + taxes $2,500 + taxes
Average Mortgage $107,683 $85,997
Amount

Source: Bank One.
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Sour ces
Alan Mallach, Expert on Housing, Planning and Zgniissues.

California Coalition for Rural Housing Project, ‘€ating Affordable Communities:
Inclusionary Housing Programs in California,” Noveen, 1994.

“Choose to Own"—Housing Choice Voucher Homeowngrghiogram: Program Guide

prepared by Prim Lawrence Group on behalf of CHREY revised July 2002. (Provided
by Rich Hendricks, Staff Attorney, CEDLP).

Engler, Robert. “An Inclusionary Housing Case $tudewton, Massachusetts,”
Inclusionary Zoning: Lessons Learned in Massachusetts, NHC Affordable Housing
Policy Review, vl. 2, Issue 1, January, 2002.

http://www.chacinc.com.

http://www.chicagoheights.net/public/realestatditm.
http://www.ci.chi.il.us/Revenue/Tax/Property Trangfiemi.
http://www.cityhpil.com/govern/dept/fiscal/rett.htm
http://www.cityofevanston.org/Government/CityCleddlestate-transfertax.html.
http://www.policylink.org.

Institute for Community Economics.

Jerry L. Sargent, AlA, Building Division ManageMg&morandum to All Applicants for
Highland Park Demolition Permits”. May 29, 2002vailable online at:

http://www.cityhpil.com/govern/comm/housing.html.

Robin Snyderman, MPC’s Housing Director, www.mekaoping.org

Samantha DeKoven, “Right at Home: Local SupporBmployer-Assisted Housing”
MPC. April 2003.

U.S. Census Bureau, 2000 Census.
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