Town of Hilton Head Island

Housing Action Committee Meeting
Wednesday, October 4, 2023, 9:00 a.m.
Benjamin M. Racusin Council of Chambers

AGENDA

The Housing Action Committee Meeting will be held in-person at Town Hall in the Benjamin M.
Racusin Chambers.

1. Call to Order

2. FOIA Compliance — Public notification of this meeting has been published, posted, and
distributed in compliance with the South Carolina Freedom of Information Act and the
requirements of the Town of Hilton Head Island.

3. Approval of Minutes

a. August 22, 2023
4. Appearance by Citizens

Citizens may submit written comments via the Town's Open Town Hall Portal. The portal will close
at 4:30 p.m., the day before the meeting. Comments submitted through the portal will be provided to
the Housing Action Committee and made part of the official record.

5. New Business

a. Mission Statement Discussion

b. Establish Committee Structure

i. Agenda Coordination Process
ii. Public Meeting Rules
1. FOIA
2. Quorum
iii. Communication
1. To and from Staff
2. To Town Council
3. To Community
iv. Housing Action Committee expectations of Town Staff
v. Staff Points of Contact
c. Election of Officers (If applicable)
d. Proposed Meeting Dates for Remainder of 2023 and 2024
i. Workshops

e. Components of an Anti-Displacement Strategy and Support Plan

f. Draft Town of Hilton Head Housing Toolkit
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6. Adjournment

Please note that a quorum of Town Council may result if four (4) or more of their members
attend this meeting.



Town of Hilton Head Island
Housing Action Committee
Tuesday, August 22, 2023, 10:00 a.m.

MEETING MINUTES

16631085,

Present from the Committee: Candace Birkenhauer; Stuart Bell; Sarah Jones-Anderson;
Sandy West; Ayaks Castellanos; Marc Okner; Jack Alderman; Luana Graves-Sellars; Sandy
Gillis

Present from Town Staff: Shawn Colin, Assistant Town Manager; Missy Luick, Director of
Planning; Carolyn Grant, Communications Director; Andrew Davis, Marketing &
Communications Director; Karen Knox, Senior; Administrative Assistant

Present from Town Council: David Ames; Patsy Brison
Other’s Present: Tammie Hoy Hawkins, Together Consulting
S —)
1. Call to Order
Ms. Luick called the meeting to order at 10:15 a.m.
2. FOIA Compliance

Public notification of this meeting has been published, posted, and distributed in
compliance with the South Carolina Freedom of Information Act and the Town of Hilton
Head Island requirements.

3. Appearance by Citizens

Public comments concerning agenda items were to be submitted electronically via the
Open Town Hall portal. No comments were received.

4. New Business

Shawn Colin, Assistant Town Manager thanked the Committee on behalf of Town Council
and the Town Manager and stated that their passion and commitment to serve and
support this Community are paramount. Mr. Colin stated he is excited about the future
and how we can be creative in addressing housing going forward.

a. Introductions of Committee Members, Town Staff and Town Consultant

The Committee Members, Missy Luick, Director of Planning and Tammie Hoy
Hawkins, the Town’s Housing Consultant introduced themselves and provided their
background information.

Ms. Luick stated she hopes there are three main takeaways from the meeting today:
1. That the Committee expands/refreshes their housing knowledge.

2. That you clearly understand what the roles and responsibilities of the Housing
Action Committee are.
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3. That we establish a clear understanding of what those initial priorities and
action items are for this body.

b. Workforce Housing Introduction and Past Approved Plan Overview

Ms. Hawkins stated when we think of affordable housing in many cases we are talking
about the percentage of rent or housing costs that people are paying. A rule of thumb
is you shouldn’t spend more than 30% of your income on housing and no more than
three times your annual salary on home ownership costs. A household that spends
over 30% of their income each month is considered cost burdened. If you are
spending over 50% of your household income on housing, we consider that severely
cost burdened.

Ms. Luick gave the Committee a high level review on the Past Approved Plan
Overview and stated several of the initiatives are both adopted plans, policies and
programs that were initiated from implementation of those policies. The Town adopted
a Workforce Housing Strategic Action Plan in 2019. The Town is also on its second
Strategic Action Plan. One was adopted in 2021 and the most recent was adopted in
June, 2023. Implementation of the Housing Framework is #2 within that Plan. The
Workforce Housing Framework is a commitment to preserve and expand workforce
housing options on Hilton Head Island through the adoption of four (4) foundational
pillars: Community, Planning, Management, and Revenue. Collectively, these pillars
establish the enabling structure to assign future policy, programs, organizational
capacity, resources and management.

Ms. Luick reviewed the goals for each of the four foundation pillars.
c. Overview of Current Tools and Programs

Ms. Luick reviewed Workforce Housing Incentives which include commercial
conversion — conversion of existing non-residential square footage to residential units
and density bonus — additional density provided in exchange for Workforce Housing
units.

Ms. Luick reviewed the Town’s Sewer Connection Program and Home Safety & Repair
Program with the Committee.

Ms. Hawkins reviewed the Regional Housing Fund and advised the assessment
process led to development of a 2021 Regional Housing Trust Fund Proposal and
Implementation Plan.

d. Purpose of Housing Action Committee and Roles and Responsibilities

Ms. Luick mentioned the purpose, roles and responsibilities of this Committee were
spelled out in the Resolution that Town Council passed. Ms. Luick proceeded to
review the five components of the Purpose of the Housing Action Committee.

Ms. Hawkins reviewed the Mission of the Housing Action Committee which is to help
to expand the Town’s capacity to develop and implement effective responses to the
Town of Hiton Head Island’s housing affordability challenges and accelerate progress
toward meeting the Town’s workforce housing goals.
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e. Initial Priorities

Ms. Luick spoke about the initial priorities and advised in essence it is the Multi-Year
Housing Action Plan using the framework as a guide. It builds out a more detailed
Action Plan of how we are going to implement each of the four pillars and the critical
components that include both policy, program and incentive type policies forward. At
our next meeting we will talk about the Anti-displacement and Support Plan. We will
also bring forward and start talking about a planning tool kit. The draft tool kit will begin
detailed conversation the housing tools are that are applied elsewhere, and we will
work with this body to figure out which of those solutions or tools are right for Hilton
Head. This program will have strong integration with a lot of our Town planning efforts
that are currently ongoing. As we are going to overhaul our Land Management
Ordinance, we will re-evaluate those adopted policies we have that pertain to
Workforce Housing and then possibly look at creating a Housing Incentive Chapter in
the rewrite. There is a lot of planning that is already ongoing and underway that will
be threaded into this housing program.

Ms. Luick reviewed the implementation steps of the Workforce Housing Framework
with the Committee and advised the Town is actively recruiting for a Workforce
Housing Program Manager to support the implementation of the Town’s Workforce
Housing Framework.

f. Proposed Meeting Schedule

Ms. Luick reviewed the proposed meeting schedule and advised we would be meeting
monthly through the end of 2023 as follows: September 25, 2023 @ 10:00 a.m.,
October 23, 2023 @ 10:00 a.m., November 27, 2023 @ 10:00 a.m. and December
19, 2023 @ 10:00 a.m. In 2024 we will be meeting every other month.

5. Adjournment
Ms. Luick adjourned the meeting at 11:26 a.m.

Submitted by: Karen Knox
Senior Administrative Assistant

Approved:
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TOWN OF HILTON HEAD ISLAND

Housing Action Committee

TO: Housing Action Committee

FROM: Nicte Barrientos, Planner- Economic Development

VIA: Richard Edwards, Community Planning Manager

VIA: Missy Luick, Director of Planning

VIA: Shawn Colin, Assistant Town Manager- Community Development
DATE: October 4, 2023

SUBJECT: Mission Statement Discussion
BACKGROUND:

The Town of Hilton Head Island adopted the formation of a Housing Action Committee
with the sole purpose to advise and recommend to the Town various workforce housing
strategies for their consideration, adoption, and implementation.

SUMMARY:
Proposed Housing Action Committee Mission Statement:

The Housing Action Committee (HAC) will help to expand the Town’s capacity to
develop and implement effective responses to the Town of Hilton Head Island’s housing
affordability challenges and accelerate progress toward meeting the Town’s workforce
housing goals.

The proposed mission statement was adopted for committee review and discussion.

Stephen G. Riley Municipal Complex
One Town Center Court ¢ Hilton Head Island ¢ South Carolina ¢+ 29928
www. hiltonheadislandsc.gov



TOWN OF HILTON HEAD ISLAND

Housing Action Committee

TO: Housing Action Committee

FROM: Nicte Barrientos, Planner- Economic Development

VIA: Richard Edwards, Community Planning Manager

VIA: Missy Luick, Director of Planning

VIA: Shawn Colin, Assistant Town Manager- Community Development
DATE: October 4, 2023

SUBJECT: Establish Committee Structure
BACKGROUND:

The Housing Action Committee (HAC) was formed by Town Council as a part of
priorities defined within the 2022 Workforce Housing Framework Finding Home,
adopted by Town Council November 2022.

Per the resolution adopted by Town Council forming the HAC, the role is to:

= Advise and recommend to the Town various workforce housing strategies for
their consideration, adoption, and implementation.

= Review the Town’s Workforce Housing Strategic Plan, the Housing Element of
the Town’s Our Plan, the Workforce Housing Framework, and all other plans that
may be created or adopted to address the Town’s Workforce Housing needs and
thereafter will make recommendations and suggestions for implementation.

= Assist the Town in determining relevant housing policies that will be necessary to
accomplish the identified goals and objectives outlined in the plans mentioned
above and provide recommendation on any new or innovative ideas as part of a
Town adopted Housing Tool Kit that might help the Town accomplish its
workforce housing goals.

Committee Structure:

Staff will prepare Rules of Procedure to establish desired Committee Structure. The
Committee Structure can consist of a Chair, Vice-Chair, Secretary. The draft rules will
establish an agenda coordination process, communications to and from staff,
expectations of Town staff, and staff points of contact.

Stephen G. Riley Municipal Complex
One Town Center Court ¢ Hilton Head Island ¢ South Carolina ¢+ 29928
www. hiltonheadislandsc.gov
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Membership:

The Committee shall consist of nine (9) members appointed by the Town Council. The
Council shall seek members with varying backgrounds and expertise related to housing
and community development. Members shall represent to the extent feasible, the
following areas of expertise and background: general home building, banking/ finance,
affordable workforce housing developer (for -profit), affordable workforce housing
developer (non-profit), community representative (concerned citizen), affordable
housing tenant or homeowner (and an alternate), employment sector representative,
realtor or real estate professional, workforce housing advocate (or social service
representative), and a representative of a philanthropic organization.

Terms:

Typically, committee members are appointed for (3) year terms with no more than two
(2) consecutive terms.

Officers

If the Committee would like to nominate officers, typically a Chair, Vice-Chair, and
Secretary would be the roles.

Typically, officers are elected annually and a secretary is a Town employee, serving at
the discretion of the Town Manager.

Committee Member Roles:

Typically, responsibilities of Committee Members are to:

e Attend regular committee meetings and actively participate in discussions.

e Contribute to the achievement of committee goals and objectives.

e Collaborate on projects, initiatives, and decision-making.

e Provide input and expertise related to their specific areas of knowledge or
responsibility.

A regular meeting schedule will be adopted by the Housing Action Committee and
special meetings may be called.

Subcommittees

Does the Housing Action Committee want to have the ability to form subcommittees? If
so, typically they can be formed by majority vote.
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Public Meeting Rules:

Conduct of Regular and Special Meetings

e Freedom of Information Act Compliance
All meetings may be open to the public and meet all requirements of the South
Carolina Freedom of Information Act [S.C. Code Amn. 30-4-10. et seq. (Supp.
1994)] shall be complied with in the conduct of meetings of the Housing Action
Committee.

o Applicability of Roberts Rules of Order
Roberts’ Rules of Order may be adopted for the conduct of Regular and Special
Meetings of the Housing Action Committee.

Quorum

A quorum may consist of five (5) members of the Housing Action Committee and be
present on each agenda item before any action is taken by the Committee. If there is a
lack of a quorum of the Committee, the agenda item may be discussed by those
members present; however, no action may be taken, and the item will be rescheduled to
the next meeting.

Communication Roles:

e To and from staff
e To Town Council
e To community

We will discuss these communication roles in the meeting.

Expectations of Town Staff:

A discussion at the meeting on if the Housing Program is to be staff led or HAC led will
be conducted.

Staff Points of Contact:

Secretary- Karen Knox
Consultant- Tammie Hoy Hawkins
Director of Planning- Missy Luick
Coordinator- Nicte Barrientos
Future Chief Housing Officer



TOWN OF HILTON HEAD ISLAND

Housing Action Committee

TO: Housing Action Committee

FROM: Nicte Barrientos, Planner- Economic Development

VIA: Richard Edwards, Community Planning Manager

VIA: Missy Luick, Director of Planning

VIA: Shawn Colin, Assistant Town Manager- Community Development

DATE: October 4, 2023

SUBJECT: Proposed Meeting Dates for Remainder of 2023 and 2024
BACKGROUND:

The attached information represents an overview of a possible meeting schedule for the
Housing Action Committee for the remainder of 2023 and 2024 calendar year.

SUMMARY:

As we continue our efforts to achieve the goals set by the Housing Action Committee, it
is imperative that we establish a clear and consistent schedule for our meetings. Staff
recommends that the next two meetings be workshops.

Proposed Meeting Schedule:

Remainder of 2023

e November 27, 2023, at 10: 00 a.m.- Workshop
e December 19, 2023, at 10:00 a.m.- Workshop

2024 calendar year regular meetings are proposed to be held on the fourth Monday of
each month:

January 22, 2024, at 10:00 a.m.
February 26, 2024, at 10:00 a.m.
March 25, 2024, at 10:00 a.m.
April 22, 2024, at 10:00 a.m.

May 20, 2024, at 10:00 a.m.

June 24, 2024, at 10:00 a.m.

July 22, 2024, at 10:00 a.m.
August 26, 2024, at 10:00 a.m.
September 23, 2024, at 10:00 a.m.
October 28, 2024, at 10:00 a.m.
November 25, 2024, at 10:00 a.m.

Stephen G. Riley Municipal Complex
One Town Center Court ¢ Hilton Head Island ¢ South Carolina ¢+ 29928
www. hiltonheadislandsc.gov



Page 2 of 2

e December 16, 2024, at 10:00 a.m.
Meetings dates are subject to change with notice.

ATTACHMENTS:

1. 2023 Meeting Dates
2. 2024 Draft Meeting Dates



Attachment 1

The Town of Hilton Head Island

Housing Action Committee
Proposed 2023 Meeting Schedule

MEETING DATES MEETING TIMES
October 4, 2023 9:00 a.m..

November 27, 2023 10:00 a.m.

December 19, 2023 10:00 a.m.

Pagelof1l



Attachment 2

The Town of Hilton Head Island

Housing Action Committee
Proposed 2024 Meeting Schedule

MEETING DATES MEETING TIMES
January 22, 2024 10:00 a.m..
February 26, 2024 10:00 a.m.
March 25, 2024 10:00 a.m.
April 22, 2024 10:00 a.m.
May 20, 2024* 10:00 a.m.
June 24, 2024 10:00 a.m.
July 22, 2024 10:00 a.m.
August 26, 2024 10:00 a.m.
September 23, 2024 10:00 a.m.
October 28, 2024 10:00 a.m.
November 25, 2024 10:00 a.m.
December 16, 2024 10:00 a.m.

Regular Meetings are generally held on the 4" Monday of each month in Benjamin M.
Racusin Council Chambers, subject to change with notice.

*The May Meeting is moved to the third Monday of the month due to Memorial Day.

Pagelof1l



TOWN OF HILTON HEAD ISLAND

Housing Action Committee

TO: Housing Action Committee

FROM: Nicte Barrientos, Planner- Economic Development

VIA: Tammie Hoy Hawkins, Together Consulting

VIA: Richard Edwards, Community Planning Manager

VIA: Missy Luick, Director of Planning

VIA: Shawn Colin, Assistant Town Manager- Community Development
DATE: October 4, 2023

SUBJECT: Components of an Anti-Displacement and Support Plan
BACKGROUND:

The Housing Action Committee (HAC) was formed by Town Council as a part of
priorities defined within the 2022 Workforce Housing Framework Finding Home,
adopted by Town Council November 2022.

As a priority item the Committee will develop and review an Anti-Displacement and
Support Plan. The Anti-Displacement and Support Plan is a comprehensive strategy
designed to guide the Town and community partners in addressing housing-related
issues, particularly the prevention of displacement and the preservation of affordable
housing on the Island. Its main purpose is to prevent the displacement of existing
residents and to ensure the availability of affordable workforce housing.

SUMMARY:

An Anti-Displacement and Support Plan is meant to act as a guide and strategy to focus
combined resources for local government and community partners to support both
preventive measures as well as proactive policies efforts to support existing and future
housing needs on the Island.

The Purpose of the Plan:

The purpose of an Anti- Displacement and Support Plan is to outline the collective
action that will be provided by local government and community partners to both prevent
displacement of existing residents and to preserve and produce affordable workforce
housing wherever possible for these residents. In addition to policy and strategy
recommendations to prevent displacement, the Plan also lays out recommended
strategies when a property and/or properties are at risk of being transferred or sold
causing existing low- and moderate-income tenants to suddenly be displaced. In this
case, the plan includes triggers, actions, defined lead partners, roles and
responsibilities of each partner, contact information of key partners and other

Stephen G. Riley Municipal Complex
One Town Center Court ¢ Hilton Head Island ¢ South Carolina ¢+ 29928
www. hiltonheadislandsc.gov
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pertinent information helpful to those anticipating or responding to an affordable
housing and/or naturally occurring affordable housing property acquisition or sale which
may cause displacement or evictions of existing tenants.

Although Displacement Prevention through increased housing preservation and
production is ideal, it will not eliminate all displacement activities. Private property
owners have significant investments in both unsubsidized rental apartments and short-
term rentals which cannot be directly controlled by local and or state government. To
that end, private property owners may decide to redevelop, transfer, or sell their
property which may trigger displacement of existing residents. Local governments can
work together with key community partners to get ahead of this type of displacement
through strategies that would be outlined in an Anti-Displacement and Support Plan.

Town Staff in partnership with the Housing Action Committee will develop and
recommend an Anti- Displacement and Support Plant that outlines the following
components and objectives:

Components of an Anti-Displacement Strateqy and Support Plan:

The Final Plan should include the following Categories of Action:
1. Prevention
2. Early Intervention
3. Response Preparedness
4. Response

Within each of the above Categories the following Action Items will be defined:
1. Trigger: Action Step

Communication: Action Step

Response: Action Step

Primary Lead: Action Step

Primary Partner (s): Action Step

o o k~ w N

Secondary Partner (s): Action Step
7. Resource/Funding: Action Step
Anti-Displacement and Support Plan also requires:
A. Town Anti- Displacement and Support Team (define leads and backups)

1. Town Response Lead: (a defined internal team) for identification of
potential displacement and initial Town responses working with Response
Leads (example defined housing manager and other defined planning and
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or community development staff) engage other leadership as needed. This
team also focuses on preventative and early intervention planning
strategies.

The Town should define a “Primary Internal Trigger Response Team’
(housing, planning and community development etc.) and engage
Community Partners (a “Community Response Team”)

The Town will also include Public Information/Communication team as
needed (Communications Director etc.)

B. Community Response Team “Primary External Response Team”

1.

2.

The Response Team includes: Lead organizations, nonprofit and for profit
community based organizations and would include the activities they are
responsible for (temp. shelter, food, funding, moving support, long term
housing plan, case management etc.) (Include community partners, local
business community, hotels, faith community, schools, etc.)

Asset Map: Develop an Asset Map and chart out organizational capacities
and resources to support Responses necessary within the Anti-
displacement and Support Plan.

C. Organizational Chart (Response Activities)

1.

2.

Shows Primary Response Team (including Town and Community Partners
and how they interact depending on when and how certain triggers occur)

Add Role and Responsibilities for Town staff and Community Partners
(along with each trigger and define leads and primary and secondary
community partners)

D. Funding Allocation Plan (Resource Planned or Needed)

1.

Outlines public and private funding resources that could and would be
made available to implement various aspects of the Anti-Displacement
and Support Plan.

Includes eligible funding activities (including requirements) and what
partner(s) are responsible for providing said funding.

ATTACHMENTS:

1. Components of an Anti-Displacement Support Plan
2. Community Asset Map
3. Anti-Displacement Slides



Attachment 1

DRAFT OVERVIEW

Components of an Anti-Displacement and Support Plan:

The Anti-Displacement and Displacement Support Plan is meant to act as a guide and strategy
to focus combined resources to support both preventive measures as well as proactive policy
efforts to support existing and future housing needs on the Island.

The Purpose of the Plan:

The purpose of this document is to outline the collective action that will be provided by local
government and community partners to both prevent displacement of existing residents and to
preserve and produce affordable workforce housing wherever possible for these residents. In
addition to policy and strategy recommendations to prevent displacement, this document will
also lay out recommended strategies when a property and/or properties are at risk of being
transferred or sold causing existing low- and moderate-income tenants to suddenly be displaced.
In this case, the plan includes triggers, actions, defined lead partners, roles and responsibilities
of each partner, contact information of key partners and other pertinent information helpful to
those anticipating or responding to an affordable housing and/or naturally occurring affordable
housing acquisition property which may cause displacement or evictions of existing tenants.

In the event of a threat or actual displacement or eviction:

Although Displacement Prevention through increased housing preservation and production is
ideal, it will not eliminate all displacement activities. Private property owners have significant
investments in both unsubsidized rental apartments and short-term rentals which cannot be
directly controlled by local and or state government. To that end, private property owners may
decide to redevelop, transfer, or sell their property which may trigger displacement of existing
residents. Local governments can work together with key community partners to get ahead of
this type of displacement through strategies that include but not limited to:

- Inventory all existing rental properties and staying in touch with owners on eventual
disposition of the property (if any).

- Rental registration, which helps the Town better manage the rental inventory on the Island.

- Short term rental registry, which again helps the Town better inventory the number and
location of these units.

- Connect and collaborate with neighborhood associations, nonprofit service providers,
school districts, and faith organizations to better understand potential economic
hardships for renters or homeowners to get ahead of evictions or foreclosures.
Collectively these organizations can provide financial support and emergency funding
programs that help renters and or homeowners stay in their homes as they work through
economic challenges. These same organizations and partners can also help support
families through a relocation process if that becomes necessary.



Attachment 1

Primary Response Team:

The Town will help to coordinate, community partners and resources through an interagency
working group on anti-displacement policies and action items. This group would be the Primary
Response Team in the event of a Displacement Triggering Incident. (See Triggers and Response
Charts for Action Items)

An Anti-displacement Strategy and Support Plan should include the following four (4) Main
Strategies:
= Plan ahead to identify the neighborhoods (or other areas) where action may be needed
(or at risk) to preserve affordable housing opportunities for low- and moderate-income
households.
= Protect long-term residents from the adverse effects of rising rents and home prices.
= Preserve existing affordable workforce housing.
= Produce additional dedicated workforce affordable housing for low- and moderate-
income households.

Why develop an anti-displacement strategy?

Akey goal of an anti-displacement strategy is to maximize existing residents’ choices about when,
whether and under what circumstances to move, preserving families’ ability to stay in their
homes and neighborhoods if they wish to do so. By creating an anti-displacement strategy,
localities can ensure that they have the necessary tools and systems in place to anticipate and
respond to displacement pressures from rising rents and home prices in a timely manner, with a
goal to support existing residents’ ability to stay in the community.

An anti-displacement strategy provides public officials and staff, practitioners, and community
advocates with a roadmap to ensure residents have more control over decisions to move from
or remainin a neighborhood experiencing rising housing costs. By preserving and expanding the
availability of affordable housing, an anti-displacement strategy can also help ensure that other
low- and moderate-income households can find housing in affected neighborhoods.

Overall, the primary goal of the Plan is to help the Town of Hilton Head Island to identify and
prioritize concrete anti displacement measures to incorporate into sustainable community policy,
and ultimately to generate deeper knowledge on policy effectiveness for mitigating displacement.
Secondarily, the goal of the Plan is to establish a Response and Action Plan if a major eviction or
displacement event occurs. Housing displacement hurts both displaced residents and the
community at large. An important step in addressing the community’s housing needs outside of
meeting the existing demand for affordable workforce housing is also understanding the
community’s risk factors for existing resident displacement.
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Description
An anti-displacement strategy is a multi-pronged effort that plans ahead to anticipate where

rising rents and home prices may jeopardize the ability of low- and moderate-income households
to afford to live there, protects long-term residents, preserves existing affordable housing, and
produces additional dedicated affordable housing for low- and moderate-income households.

Components of an Anti-Displacement Strategy and Support Plan:

The Final Plan should include the following Categories of Action:

1. Prevention

2. Early Intervention

3. Response Preparedness
4. Response

Within each of these Categories the following Action Items will be defined:

1. Trigger: Action Step

2. Communication: Action Step

3. Response: Action Step

4. Primary Lead: Action Step

5. Primary Partner (s): Action Step

6. Secondary Partner (s): Action Step
7. Resource/Funding: Action Step

Anti-Displacement and Support Plan also requires:

A. Town Anti- Displacement and Support Team (define leads and backups)

1. Town Response Lead: (a defined internal team) for identification of potential
displacement and initial Town responses working with Response Leads (example
defined housing manager and other defined planning and or community
development staff) engage other leadership as needed. This team also focuses on
preventative and early intervention planning strategies.

2. The Town should define a “Primary Internal Trigger Response Team” (housing,
planning and community development etc.) and engage Community Partners (a
“Community Response Team”)

3. The Town will also include Public Information/Communication team as needed
(Communications Director etc.)

B. Community Response Team “Primary External Response Team”

1. The Response Team includes: Lead organizations, nonprofit and for profit
community based organizations and would include the activities they are
responsible for (temp. shelter, food, funding, moving support, long term housing
plan, case management etc.) (Include community partners, local business

3
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community, hotels, faith community, schools, etc.)

2. Asset Map: Develop an Asset Map and chart out organizational capacities and
resources to support Responses necessary within the Anti-displacement and
Support Plan.

C. Organizational Chart (Response Activities)
1. Shows Primary Response Team (including Town and Community Partners and how
they interact depending on when and how certain triggers occur)
2. Add Role and Responsibilities for Town staff and Community Partners (along with
each trigger and define leads and primary and secondary community partners)

D. Funding Allocation Plan (Resource Planned or Needed)
1. Outlines public and private funding resources that could and would be made
available to implement various aspects of the Anti-Displacement and Support Plan.
2. Includes eligible funding activities (including requirements) and what partner(s) are
responsible for providing said funding.
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statewide affordable
housing issues

Organization Address Program Service Area Contact Links
Descriptions

Able 100 Clear Water | Economic Assistance | Beaufort County 843-255-6300 www.ablefoundationbc.org
Foundation way for Disabled William Krebs,

Beaufort, SC krebsb29 @gmail.com

29906
Affordable P.O. Box 1623 Advocacy, Statewide 803-808-2980 www.affordablehousingsc.org
Housing Columbia, membership info@affordablehousingsc.org
Coalition of SC | SC 29202 organization for

Disabilities and
Special Needs

Beaufort, SC
29906

disabilities

Beaufort PO Drawer 1228 | Human services Beaufort County 843-470-2819
County Alliance | Beaufort, SC

for Human 29901

Services

Beaufort 711 Bladen Housing Counseling, | Beaufort County Larry Holmes, ED
County Black Street Homeowner

Chamber of Beaufort, SC support, also micro

Commerce 29902 business lender

Beaufort 100 Clear Water | support for persons | Beaufort County Bill Love, ED
County Way and families with 843-255-6300

wlove@bcgov.net

SC 29901-1228

overall government
services

Beaufort PO Box Drawer | Human Needs Beaufort County 843-521-3150

County Human | 1228

Services Beaufort, SC

Department 29901

Beaufort Post Office Planning and Beaufort County 843-255-2140 https://www.beaufortcountysc.gov/
County Drawer 1228, Community

Government Beaufort Development,

Version_3 03.26.2023
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Beaufort, SC
29906

Organization Address Program Service Area Contact Links
Descriptions
100 Ribaut
Road, Room
115, County
Administration
Building,
Beaufort SC
Beaufort Jasper | 1905 Duke St, Rental and Home Beaufort and Andray Holmes, www.thebjeoc.org/services/
Economic Beaufort, SC Improvement Jasper Counties aholmes@thebjeoc.org thebjeoc.org/hpg/
Opportunity 29902 Assistance thebjeoc.org
Commission
Beaufort 1009 Prince St. Affordable housing Beaufort County Angela Childers, Executive Director | www.beaufortha.com
Housing Beaufort, SC developer, owner, 843.525.7059
Authority 29902 management, achilders@beaufortha.com Beaufort Housing Authority Rental
vouchers are 50%, Properties
60% and 80% or https://www.beaufortha.com/location
below s/list
Beaufort 100 Clear Water | Veterans Support Beaufort County Carl Wedler, Officer
Veterans Affairs | Way

Ministries, Inc.

Beaufort, SC
29901

and homeless
services; Developing

843-376-9955

Bluffton PO Box 993 Food and Bluffton Constance Martin-Witter, Director
Community 21 Boundary St | emergency support, 248-390-1798
Soup Kitchen Bluffton, SC rental assistance sesconnie@gmail.com
29910 etc.
Bluffton Self 39 Sheridan Rental Assistance Bluffton Courtney Hampson, Barbara
Help Park Circle Bowers, www.blufftonselfhelp.org
Bluffton, SC courtney@ blufftonselfhelp.org Basic Needs - Bluffton Self Help
29910 843-757-8000
City of 1911 Boundary | Community City of Beaufort Curt Freese, Director www.cityofbeaufort.org/155/Commun
Beaufort Street Development, cfreese@cityofbeaufort.org ity-Development
Beaufort, SC overall City 843-525-7012
29902 government services
Circle of Hope PO Box 554 Veterans housing Beaufort Rev John Dortch
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Attachment 2

SC Field Officer

Organization Address Program Service Area Contact Links
Descriptions
612 Robert Hope Village Inn for
Smalls Parkway | transitional housing
Ste D needs (Burton, SC)
Beaufort, SC
29906
Coastal 2015 Boundary | Funding and support | Regional Vernonia Hemingway, https://coastalcommunityfoundation.
Community Street, Ste 215 | partner Southern Lowcountry Director org/
Foundation Beaufort, SC Veronica@coastalcommunityfoun
29902 dation.org
854-222-3468
Consumer 69 Robert Credit Counseling, Beaufort County John Wills / Kim Mungin, WWww.cccssavannah.org
Credit Smalls Parkway | financial and Jasper County | john@cccssav.com
Counseling Suite 3-E management kim@ cccssav.com
Services Beaufort, SC support, financial (843) 379-2227
29902 literacy training
Phone: (912) 691-2277
Toll-Free: 800-821-4040
Community 4 Northridge Funding and support | Regional (mainly Scott Wierman, CEO https://cf-lowcountry.org/
Foundation of Drive, Suite A partner Bluffton and Hilton | swierman@cf-lowcountry.org
the Lowcountry | Hilton Head Head) Beaufort
Island, SC County
29926
Crossroads 35 Indigo Poverty elimination | Regional 843-645-6303
Community Plantation Rd
Support Okatie, SC
Services, Inc. 29909
Department of | 1835 Assembly | Lead Affordable Statewide Kristine Foye, Field Officer
Housing and Street, 13th F Housing Agency Director
Urban Columbia, SC (FederalState) (803) 765-5592
Development, 29201

Family Promise
of Beaufort

181 Bluffton Rd.
D101, Bluffton,
SC 29910

Temporary Shelter

Beaufort County

Michelle Harp, Executive Director
843-815-4211

edfpbc@gmail.com
jenniferfamilypromise@gmail.com

www.familypromisebeaufortcounty.or
g
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Attachment 2

Organization Address Program Service Area Contact Links
Descriptions

Shelter Program - Family Promise of
Beaufort County
(familypromisebeaufortcounty.org)

First 540 William Rental Assistance Hilton Head Island | Barbara Edwards,

Presbyterian Hilton Pkwy, and home repairs 843-681-3696

Church PIN Hilton Head barbedwards61866@gmail.com

Ministry Island, SC 29928

Fresh Start
Healing Heart

Port Royal SC
29935

Emergency Housing
for Human
Trafficking Survivors

Sheila Roemeling,
director@freshstarthealingheart.o
rg

Work Phone: 843-338-8896
healingheartstart@gmail.com

www.freshstarthealingheart.org

Island, SC 29938

services support

HELP Beaufort | 502 Charles St. Rental and Beaufort County Lori Opozda, ED www.helpofbeaufort.org
Port Royal, SC emergency 843-524-1223
29935 Assistance helpbeaufort@gmail.com
Helping Hand 1263 Cohen Home Repair for Hampton and Nancy Morgan, ED
Center Pineland, SC Elderly and Jasper Counties 843-726-2167
29934 Disabled. Resources nm76940@gmail.com
for the elderly and
disabled citizens
living in rural
communities of
Jasper and Hampton
county.
Hilton Head 80 Capital Drive | Home Repair and Hilton Head Island | Sandy Gillis, ED www.deepwellproject.org/livable-
Island Deep Hilton Head Rental Assistance 843-785-2849 housing
Well Project Island, SC 29926 | Programs deepwellprojecthhi@gmail.com www.deepwellproject.org
Hilton Head PO Box 5337 Support residents to | Bluffton Angie Brown https://www.hhisafeharbour.org/
Island Safe 4 Northridge stay in their homes Hilton Head 843-671-7233
Harbour Drive, Suite C through asb@hargray.com
Hilton Head transportation and
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Attachment 2

Greenville, SC

Developer Nonprofit

(Actively looking to

DOglesby@HomesofHope.org

Organization Address Program Service Area Contact Links
Descriptions

Hilton Head 21 Brendan Affordable housing Southern Beaufort | Brenda Dooley, CEO www.habitathhi.org
Regional Lane, Bluffton, developer, County and Jasper | 843-681-5864 https://www.habitathhi.org/do-i-
Habitat for SC 29910 homeownership County brendadooley@habitathhi.org qualify
Humanity info@habitathhi.org
HILTON HEAD 10 Office Way Housing? (verify) Hilton Head Stephanie Mellott
STEWARDSHIP | Ste 103 843-715-0490
PROGRAM Hilton Head, SC seasideserviceshhi@outlook.com

29928
Home of Hope | 3 Dunean Street | Affordable Housing | Statewide Don Oglesby, CEO https://homesofhope.org/

Developer (tax
credit developer)

project in the
region)

8

29611 do project in the (864) 546-4637
region)

Hopeful Beaufort Office: | Emergency Shelter Regional Kristin Dubrowski, CEO www.hopefulhorizons.org
Horizons 1212 Charles for Domestic dubrowskik@hopefulhorizons.org

Street Violence

Beaufort, SC 24-Hour Support Line: 843-770-

29902 1070

or 800-868-2632

Bluffton Office: Business Number: 843-524-2256

10 Pinckney Fax: 843-524-0597

Colony Road,

Suite 101

Bluffton, SC

29909
Humanities Charleston SC Nonprofit Statewide (actively | Tracy Doran, CEO https://humanitiesfoundation.org/
Foundation Affordable Housing | looking to do a TDoran@humanitiesfoundation.or

358 3" Avenue
Ridgeland, SC
29936

Jasper County
Government

Local Government
serving Jasper
County Community

Jasper County

Lisa Wagner, Director
Planning and Building
lwagner@jaspercountysc.gov
(843) 717-3650

https://www.jaspercountysc.gov/plan
ning-building/home
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Attachment 2

Organization Address Program Service Area Contact Links
Descriptions
Jasper County | PO Box 641 Support senior Jasper County, Lila Resh, ED https://www.jaspercountycouncilonag
Council on 444 Wise St. programs and Ridgeland and 843-726-5601 ing.com/
Aging Ridgeland, SC services Hardeeville jccoalila@gmail.com
29936
Jasper County | 1512 Grays Jasper Deborah Walsh, ED
Disabilities and | Highway
Special Needs Ridgeland, SC
29936
Jasper County PO Box Veterans Support Jasper County Alton Jenkins, Director
Veterans Affairs | 1536/651 Grays 843-726-7727
Hwy
Ridgeland, SC
29936

Jasper County

37 Main Street

Affordable Housing

Jasper County

Ted Moyer, ED

Application Forms | Mysite

Care

Charleston, SC
29406

funding

hcarver@lowcountrycoc.org

Neighbors Hardeeville, SC Development 843-784-7172 (jaspercountyneighborsunited.com)
United 29927 jecunited@hargray.com WWWw.jaspercountyneighborsunited.co
m
Joyful 277 Nelsons Ct. | rental assistance Regional? (verify) Jacqueline Scott, Founder
Community Hardeeville, SC | support 843-368-2697
Services, Inc. 29927 jspraisehim9@aol.com
Love Abound 115 Foster Emergency Housing | Hampton County George Mungin, Pastor
CDC Street Assistance 803-942-7203
Varnville, SC groundtiller@gmail.com
29944
Lowcountry 8084 Rivers Ave, | Homeless and Regional Heather Carver, COC Program
Continuum of | Ste200 housing services and Manager

Lowcountry
Community
Action Agency

Main Office, 319
East
Washington
Street,
Walterboro, SC
Satellite Office,
102 Ginn

Emergency services
and assistance, case
management,
supportive services
to support
alleviation of
poverty

(verify service
areas) Regional

www.lowcountrycaa.org
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Attachment 2

Organization Address Program Service Area Contact Links
Descriptions
Altman Avenue,
Hampton, SC
Lowcountry PO Box 98 Housing funding Regional Sabrena Graham, ED
Council of Yemassee, SC programs and sgraham@lowcountrycog.org
Governments 29945 services Barbara Thoman, Housing
843-473-3990
LowCountry 701 Carteret Affordable Housing Beaufort Barbara Thomas, ED www.lowcountryhabitat.org
Habitat for Street Development 843-522-3500
Humanity Beaufort, SC barbara@lowcountryhabitat.org
29906
Lowcountry 3710 Landmark | Homeless Advocacy | Regional Amy Wilson, Chief Compliance
Homeless Drive and support Officer
Coalition Columbia, SC 803-726-6350
29204 awilson@one80place.org
Lowcountry PO Box 2496 Housing Legal Regional Anne Caywood, ED https://lowcountrylegalvolunteers.org
Legal Bluffton, SC Matters including 843-815-1570 /
Volunteers 29910 but not limited to executivedirector@Iclv.org
probate, wills,
evictions, tenant
matters, consumer
protections
Native Island 539 William Provide support and | Hilton Head Island | Natashia Aiken, https://www.facebook.com/NIBCAA/
Business & Hilton Parkway | resources for and 843-255-7303
Community Hilton Head, SC | about native naiken@nibcaa.org
Affairs 29926 islanders
Association
NHE Greenville SC For profit Affordable | Statewide (has a Taylor Davis, CEO https://nhe-inc.com/

Housing Developer
(tax credit)

tax credit project
application in for

tdavis@nhe-inc.com

Beaufort )
Osprey Village | PO Box 3155 Developing housing | Regional David Green, Business
Bluffton, SC project for adults Development
29910 living with 843-422-6099
disabilities info@ospreyvillage.org
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Disabilities and
Special Needs

Ridgeland, SC
29936

disabilities

Organization Address Program Service Area Contact Links
Descriptions
Partners in PO Box 465 Homelessness Jasper County Cathleen DeCourcy, ED
Transition Inc Ridgeland, SC support, ex 843-970-3320
29936 offenders with cdecourcy@verizon.net
housing and support
needs
Resource PO Box 747 Provides support Jasper County and | Deborah Walsh, ED https://www.facebook.com/jaspercou
Foundation for | 1512 Grays and resources for surrounding areas | 843-726-4499 ntyRF/?ref=page_internal
Jasper County | Highway persons with dwalsh@jcbdsn.com

Salvation Army
of the

2505 N Street
Beaufort, SC

Rental and utility
assistance

Regional

https://southernusa.salvationarmy.org
/north-south-carolina/

opportunities for
South Carolina

Lowcountry 29902

Sandalwood PO Box 5061 Provide support for | Hilton Head Island | Nannette Pierson, Director https://www.sandalwoodfoodbank.co
Community Hilton Head, SC | the hungry and the 843-715-3583 m/

Food Pantry 29938 needy nononannette@gmail.com

Society of St. 24 Pope Avenue | Home repairs Hilton Head Island | Margaret Tomczak, President

Vincent de Paul | Hilton Head, SC 843-785-2895 x222

Holy Family 29928 m_tomczak@roadrunner.com

Conference

South Carolina | PO Box 206 Mary A. Dawson, Director

Coastal St Helena Island, sccoastalcdc@gmail.com

Community SC 29920

Development

Corporation

South Carolina | 300-C Outlet State agency that State of South Bonita Shropshire, ED www.schousing.com
State Housing Pointe Blvd. finances and Carolina 803-896-9011 (Main phone

and Finance Columbia, SC supports affordable number)

Development 29210 housing bonita.shropshire@schousing.com

South Carolina
Regional
Housing

10938 Ellenton
Street
Barnwell, SC
29812

Housing Authority
for Jasper area,
provides traditional
public housing units

Serves Jasper
County

Robert Thomas, ED
803-259-3588
rthomas@scrha3.com
http://scrha3.org/

https://www.scrha.net/
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Organization

Address

Program
Descriptions

Service Area

Contact

Links

Authority
Region 3

and private rental
units, voucher
programs, lease
purchase programs,
case management
and support services

Town of
Bluffton

20 Bridge Street,
Bluffton, SC
29910

Community
development,
affordable housing,
neighborhood
assistance program
and overall
government services

Town of Bluffton

Victoria Small, Workforce and
Affordable Housing Program
Manager
vsmalls@townofbluffton.com
843-706-7826

https://www.townofbluffton.sc.gov/

Town of
Hardeeville

205 Main Street
Hardeeville, SC
29927

Planning and
Development, and
overall government
services

Town of
Hardeeville

843-784-2231

https://hardeevillesc.gov/

Town of Hilton | 1 Town Center Planning, Hilton Head Island | 843-341-4757 https://www.hiltonheadislandsc.gov/
Head Island Court, Hilton Community
Head Island, SC | Development,
29928 workforce housing
program, and overall
government services
Town of 101 Town Circle, | Planning and overall | Town of Yemassee | 843-589-2565 https://www.townofyemassee.org/
Yemassee Yemasee, SC government services
29945
Under One 2735 Depot Home repairs Beaufort County Richard Drake, Director Under One Roof - Application
Roof Road, Unit C improvements 843-781-6770 (underoneroofsc.org)
Beaufort, SC rdrakeco@aol.com
29901
United States Franciscan Support vulnerable Hilton Head, Sister Marcine Klocko
Catholic Center populations Bluffton Area, St
Conference P.O. Box 682 Helena Island
St Helena Island,
SC 29920
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Attachment 2

United Way of | P.O. Box 202 Local Funding Regional Dale Douthat, ED
the Lowcountry | Beaufort, SC partner 843-982-3040
29901 DDouthat@uwlowcountry
Asset Map Link

https://experience.arcgis.com/experience/9a3274ccf3b24203849351d1b066d45f/page/Page/

3¥ el Resources Supporting Affordable Housing
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HILTON HEAD ISLAND

WORKFORCE
<==HOUSING

Anti-Displacement
Strategy
and
Support Plan

Outline for HAC Discussion

000 U

U 0000

Purpose of the Plan
Why develop a Plan
Goal of a Plan

Components of a Plan Includes: Prevention, Early
Intervention, Response Preparedness and Response

Overview of General Preventive and Response Strategies
Plan Requirements

Role of Housing Action Committee

Overview of Response Teams (who is involved)
Overview of General Triggers and Action Categories



HILTON HEAD ISLAND

WORKFORCE
<==HOUSING

Anti-Displacement
Strategy
and
Support Plan

Purpose of the Plan

The purpose of an Anti Displacement Strategy and Support Plan is to
outline the collective action that will be necessary by local government and
community partners to both:

= Prevent displacement of existing residents (when feasibly possible)
= Preserve and produce affordable workforce housing wherever possible.

In addition, to developing policy and strategy recommendations:

= To prevent displacement,

= The Plan should also lay out recommended strategies when a property
and/or properties are at risk of being transferred or sold causing existing
low- and moderate-income tenants to suddenly be displaced.

*Although displacement prevention is ideal, it is not always feasible or
practical with private property ownership, therefore a multi-pronged
proactive plan and strategy is necessary to minimize displacement.



“HILTON HEAD ISLAND

| WORKFORCE Why Develop a Plan?

<==HOUSING

Why:
Minimize resident displacement and maximize existing residents’ choices about when, whether and under what
circumstances to move, preserving families’ ability to stay in their homes and neighborhoods if they wish to do so.

In addition, with an anti-displacement strategy, localities can ensure that they have the necessary tools and
systems in place to anticipate and respond to displacement pressures from rising rents and home prices in a timely
manner, with a goal to support existing residents’ ability to stay in the community.

An anti-displacement strategy provides public officials and staff, practitioners, and community advocates with a
roadmap to ensure residents have more control over decisions to move from or remain in a neighborhood

experiencing rising housing costs



HILTON HEAD ISLAND

WORKFORCE The Goal of the Plan?

<==HOUSING

The Goal:

Overall, the primary goal of the Plan is to help the Town of Hilton Head Island to identify and prioritize concrete anti

displacement measures to incorporate into sustainable community policy, and ultimately to generate deeper knowledge
on policy effectiveness for mitigating displacement.

Secondarily, the goal of the Plan is to establish a Response and Action Plan if a major eviction or displacement event
occurs. Housing displacement hurts both displaced residents and the community at large.
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<==HOUSING Components of the Plan
Anti-Displacement | orevention
Strategy 2. Early Intervention
and 3. Response Preparedness
4. Response

Support Plan



HILTON HEAD ISLAND

<==HOUSING

Anti-Displacement
Strategy
and
Support Plan

WORKFORCE  prayention and Early Intervention Strategies

Increased production and preservation of affordable workforce housing
that has long term affordability requirements

Inventory all existing rental properties and staying in touch with owners on
eventual disposition of the property (if any).

Rental registration, which helps the Town better manage the rental
inventory on the Island.

Short term rental registry, which again helps the Town better inventory the
number and location of these units.

Connect and collaborate with neighborhood associations, nonprofit service
providers, school districts, and faith organizations to better understand
potential economic hardships for renters or homeowners to get ahead of
evictions or foreclosures.



HILTON HEAD ISLAND

WORKFORCE
<=—==HOUSING  Response Preparedness and Response

Aﬂtl'D'Splacement Action Categories:
Triggers

Strategy
* Actions Necessary to address each Type of Trigger
di d * Defined Role of Local Government

e Defined Community Partners and their Leads

Su pport Plan e Contact information of all Partners
 Roles and Responsibilities of Each Partner or Partner

Agency

* Funding Available to Address Action Necessary
 Community Resources Available



HILTON HEAD ISLAND

WORKFORCE : :
<==HOUSING The Town Plan will Require:

Town Anti- Displacement and Support Team (define “Internal leads and backups”)
Community Response Team: “Primary External Response Team”

Organizational Chart (Response Activities)

Funding Allocation Plan (Resource Planned or Needed)

oS0 wp»

* Starting Point: Asset Map and Faith Community List



™ HILTON HEAD ISLAND

B\ ORKFORCE | | |
Z==HOUSING Role of the Housing Action Committee

1. Evaluate and Recommend Tools and Policies that support increased production and preservation of
workforce affordable housing - Ongoing

2. Review and recommend Community Response Team Partners and Resources to include as part of the
“Primary Response Team” (start with Asset Map and Faith Partner list)

3. Review and Recommend “Triggers” and “Action Steps” for the Town’s Plan

4. Convene Community Partners to get feed back and buy in as part of a Community Response Team related
to Triggers and Action (to define roles and responsibilities for external and internal response efforts)

5. Recommend a funding plan that would support Actions outlined in the Plan

6. Actas Ambassadors to support and implement the Strategies and Action Items set out in the Plan



TOWN OF HILTON HEAD ISLAND

Housing Action Committee

TO: Housing Action Committee

FROM: Nicte Barrientos, Planner- Economic Development

VIA: Tammie Hoy Hawkins, Together Consulting

VIA: Richard Edwards, Community Planning Manager

VIA: Missy Luick, Director of Planning

VIA: Shawn Colin, Assistant Town Manager- Community Development
DATE: October 4, 2023

SUBJECT: Draft Town of Hilton Head Housing Toolkit
BACKGROUND:

The Housing Action Committee (HAC) was formed by Town Council as a part of
priorities defined within the 2022 Workforce Housing Framework Finding Home,
adopted by Town Council November 2022.

As part of this priority the Committee will review and evaluate a Housing Toolkit. The
Toolkit is designed to assist Town staff and appointed officials in effectively
implementing a sustainable Workforce Housing Program to meet housing goals. It will
provide a range of strategies and tactics for consideration, tailored to the Island's unique
context, policies, and capacity for implementation.

SUMMARY:

A Workforce Housing Toolkit is intended to provide local government staff and officials
with tools, tactics, and strategies on how to best support and implement an effective and
sustainable Workforce Housing Plan to meet local housing goals. A Tool kit typically
includes two main areas in which local governments can “directly influence and support”
the preservation and production of workforce housing within their communities, 1)
developer incentives and 2) funding strategies. Each community differs in the types of
tools and tactics they can implement and, in some cases, requires not only local policy
development and approval but may also require state enabling legislation. Through the
development of an extensive Workforce Housing Toolkit, the Town of Hilton Head
Island, through the Housing Action Committee can evaluate what tactics and strategies
that might be appropriate to support the Town’s Workforce Housing goals and
objectives now and in the future.

= There are various strategies local governments and community partners can
develop and implement to support the development and preservation of diverse

Stephen G. Riley Municipal Complex
One Town Center Court ¢ Hilton Head Island ¢ South Carolina ¢+ 29928
www. hiltonheadislandsc.gov
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housing options that are affordable to existing and potentially new residents on
the Island.

= Communities across the country are facing an affordable housing crisis. Many of
these communities, including Hilton Head, have developed and implemented
tools and tactics to address this crisis.

= The Town of Hilton Head Island Workforce Housing Tool Kit should include
several suggested tools and tactics that have been effective in other communities
and may be helpful to address the Workforce Housing needs on the Island.

= By no means will this be an exhaustive list or are that all the tools listed in the
Toolkit will be “the right tool, tactic or strategy for Hilton Head”. The DRAFT
toolkit is meant to be a starting point for consideration, considering the unique
nature of the Island, local and state policy parameters and capacity to implement.

The Draft Toolkit will be organized based on the 2022 Workforce Housing Framework,
Finding Home four Pillars: Community, Planning, Revenue and Management. The
Toolkit will include the following categories:

Tool or Tactic
Description
Examples

Policy Required
Timeframe
Recommendation
Action Steps

The Housing Action Committee will begin to review and evaluate the Draft Toolkit to
determine what tools are most feasible for the Town of Hilton Head Island
(understanding one-size does not fit all), what tools, tactics or strategies might be
missing from the Matrix, what additional research is needed to better understand the
tool, tactic or strategy, what partners may be necessary to support implementation and
what is required in terms of local and or state policy approval, staff capacity etc. to
develop and implement a desired tool. Additionally, the Committee will evaluate the
estimated timeline for implementation, action steps required and financial impact to
implement a recommended tool, tactic, or strategy.

ATTACHMENTS:

1. Draft Town of Hilton Head Island Housing Toolkit
2. Toolkit PPT
3. Affordable Housing Supply- Primer



Attachment 1

TOWN OF HILTON HEAD ISLAND HOUSING TOOL KIT
DRAFT AFFORDABLE WORKFORCE HOUSING POTENTIAL STRATEGIES AND TOOLS

Housing Action Committee Analysis Chart

DRAFT V2 10.04.2023
LOCAL or TIME
TOOL OR STRATEGY DESCRIPTION EXAMPLE STATE TOWN ROLE | RECOMMENDATION ACTION STEPS
FRAME
POLICY
Create a Housing Action/ Community based advisors made up of a cross section of Jackson Hole Local Adopted Staff Lead Approved DONE
Advisory Committee community advocates, non-profit organizations, Virginia Beach
neighborhoods, private developers, business owners, and Charleston
other stakeholders to provide support and guidance on the
Town’s Housing Strategy and Plans.
Define Potential Community | Identify and map out “existing” key community partners Local Complete | Partner with | Approved Initial Map Complete
Partners through an Asset focused on affordable and workforce housing efforts (locally BJHT
Map and statewide)
Develop a Communitywide | Plainly lays out the argument for Town action for WFH and is Local
Campaign for WHF distributed through a multi-channel, multi-format campaign.
Develop and Implement an | Define an Action plan to prevent and support displacement Local
Anti-Displacement and due to transfer or sale of existing affordable units or Naturally
Support Plan Occurring Affordable Housing (NOAH).
Distribute and regularly Better understand the movements of rent demand across the Local
update a Rental-survey to Island through an ongoing sampling of local renters and
area renters and landlords landlords
(inventory)
Develop and maintain a Understand the Island Inventory of privately owners or existing Local
map and database of all affordable rental properties, especially if at risk of disposition
naturally occurring (will also be helpful as part of the Anti-displacement and
affordable housing units support plan)
Participate in regional Play an active role in the Beaufort Jasper Housing Trust and Local Ongoing Contributed
housing efforts other regional housing coalition efforts to BJHT,
participating
in various
regional
housing
discussions




COMMUNITY PILLAR

Attachment 1

LOCAL or

Credit, State tax credits,
Bonds, etc.

Housing Finance is the lead resource for affordable housing
financing, communities should advocate for these programs
and ensure they are available at the local level.

TOOL OR STRATEGY DESCRIPTION EXAMPLE STATE TIME TOWN ROLE | RECOMMENDATION ACTION STEPS
FRAME
POLICY

Define Public Land This could include land owned not just by the local Local
Opportunities government, county, school district, parks authority or transit

agency, and can include both vacant and underutilized parcels.
Define Private Land Community organizations, faith-based entities and even Local
Opportunities private owners may be interests in repurposing, selling or

swapping land for WFH.
Community Land Trust (CLT) | A nonprofit organization designed primarily to ensure Greenville, Sterling CLT Charleston, Local

community stewardship of land. CLTs can be used for many Palmetto Community Land Trust,

types of development but are primarily used to provide North Charleston, Community First Land

permanently affordable housing options to lower-income Trust

households. CLT purchase land and maintain permanent

ownership.
Affordable Housing Local Govt and partners buy existing short-term rentals from Aspen/Pitkin Co Local
Purchase Program owners to put into permanent affordable housing
First Time Homebuyer Local govt works with nonprofit housing providers to rehab City of Charleston Local
Programs and or construct for permanent affordable homeownership.

City buys property or homes and transfers to nonprofits, also

offer down payment assistance.
Home link/Home Sharing Work with employers and or Chamber to develop an online Local
Online Resource portal for sharing available rental units that helps connect

employees with vacant or available rental units or sharing of

units.
Define state advocacy role Support and Advocate for State Housing programs, ensuring Local and
for Low Income Housing Tax | they are available and meet local community needs. State State




PLANNING PILLAR

Attachment 1

LOCAL

needed updates to the
Town’s Land Management
Ordinance (LMO) and other
Town housing policies.

program is part of the land development
regulations. The program has an
inclusionary workforce housing
requirement, allows for linkage of projects,
and includes a fee in lieu component.

Jupiter, Palm Beach County: The workforce
housing program is part of land
development regulations which include a
non-residential linkage fee; inclusionary
workforce housing requirement 6% of units
in any resident development of 10 units or
more are workforce housing units;
workforce housing plan density bonus;
payment in lieu options for workforce
housing units.

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Adaptive Reuse/ The repurposing and/or redeveloping of existing buildings Town of Truckee, CA- adopted a workforce | Local Currently Evaluate Current
Commercial Conversion and/or facilities into affordable housing projects and/or units. housing ordinance and inclusionary housing have a Policy.
(i.e., commercial conversion). ordinance requiring commercial, industrial commercial
and residential projects to provide conversion
Adaptive reuse poses an alternative solution to demolition or affordable housing as part of development. program.
deterioration and provides an option for expanding housing
options in an environmentally sustainable way, while also Denver- Adaptive reuse project
maintaining historic buildings and/or preserving existing transformed a vacant former college
community structures. Common buildings used for adaptive dormitory and
reuse include, but are not limited to, historic buildings, schools, | boarding school for Catholic girls into a 72-
industrial factories and hotels. Increasingly, communities are unit affordable multifamily project
looking at ways to convert vacant or underutilized commercial targeting families with incomes between
or retail buildings into housing including commercial strip 30% to 80% AMI. The effort was sponsored
shopping center, big box stores, malls and small stand-alone by a private developer, the Denver Housing
office and retail spaces. Authority, and the City and County of
Denver. It was funded by 4% tax credits,
Restrictive and difficult-to-change zoning can be a barrier to bonds, FHA-backed loans, tax abatements,
adaptive reuse projects. Communities can adopt more flexible Housing Authority.
zoning requirements to save these developments the time and
costs associated with a lengthy variance approval process.
Explore and identify The City of Key West: workforce housing Local
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LOCAL

Density bonuses can improve the financial feasibility of
affordable housing development because additional units
offset the lower per unit revenue. This strategy can be
particularly effective to add to the affordable housing stock in
higher income and higher cost communities.

AH

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Overlay Zoning Districts A zoning overlay district is a defined area upon which San Marco, TX- Local
additional land use requirements or flexibilities apply to The 2017 Development Code in San Marcos
Utilize District Planning as a | promote a specific goal. In exchange for housing affordability, a | created Neighborhood and Character
mechanism to direct future | zoning overlay district can allow increased density in a targeted | Districts with a range of
housing growth. area, such as adjacent to a transit hub or other meaningful allowable uses. These promote diverse
community corridors or more intense allowable development. housing types, including cottage courts,
Including instituting live-work spaces, and mixed-use spaces
programs that promote with retail below, apartments above.
mixed income housing Smaller density Character Districts allow for
within defined District. corner retail. City offers 10% density
bonuses for affordable housing within
designated areas.
Create a district infill The goal is to target infill properties for redevelopment along
development strategy with | with series of incentives that support workforce housing
predefined housing types opportunities.
that align with district
goals.
Explore a wetland banking Like a Transfer of Development Rights, property owners may Martha’s Vineyard (Oak Bluff project) dida | State
program on Town-owned swap land that is undevelopable or better suited for land swap with a doughnut shaped piece of | Local
properties. conservation into a conservation bank for other land or higher | land that supported both conservation and
density in an area that could create mixed income housing. affordable housing.
Create wetland bank where private properties could evaluate
land swap opportunities.
Density Bonuses Allow for additional units in a development if a percentage of Delray Beach: allows for additional market Local The Town Evaluate Current
affordable housing is committed to the overall development. rate (or more total units) if the developer Policy currently Policy.
The amount of density and % of affordable housing is based on | provides % of affordable units. has a
other zoning requirements as well as financial feasibility of the density
overall project. Can be for rental or homeownership. San Diego: Affordable Homes Bonus bonus
Program 50% density bonus when 15% are program.
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LOCAL

allowed)

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY

Height Flexibility Provide building height and/ or residential dwelling unit Local
bonuses for mixed income or mixed-use commercial buildings Policy
where affordable units are created.

Flexibility in lot sizes Provide additional flexibility in lot sizes or possibly de-regulate | Tallahassee, FL: Allow relief in setbacks and | Local
lot dimensions and sizes for infill lots that provide for minimum lot sizes as well as 25% bonus for | Policy
affordable housing. development that have 10% AH.

Reduce Parking Reduce or eliminate off-street parking requirements for Seattle, WA: allows one parking space per Local

Requirements affordable units. Most zoning ordinances require that new six units vs 3 units when AH included. Policy
residential developments include a certain number of parking
spaces per unit or per bedroom.

These requirements can add significantly to the cost of
developing housing and have been found to have a substantial
impact on the financial feasibility of below-market-housing.
Decision makers can ensure that parking accommodations
meet the needs of the target population and avoid the
burdensome cost of outsized land requirements.

Expedited Permitting Provide expedited permit review process of affordable unit New Castle County, Delaware offers bonus Local
projects, these projects get flagged and got to the top of the density, and site development, incentives, Policy
review process. expedited reviews, and application fee

waivers to workforce development project

developers who designate a portion of their
Fast-tracking affordable housing developments through the projects as workforce and who make a
permit approval process saves time and minimizes project- designated contribution to the Housing
related soft costs. Trust Fund to assist with the provision of

affordable housing.

Santa Fe: Offer expedited permitting along

with similar incentives as a package.

“Mandatory” Inclusionary Require a % of affordable housing in all market rate Davidson, NC: State

Zoning as part of all developments, created mixed income housing options. 12.5% of all homes in new development Policy

development within certain must be affordable. (not

eligible zones. currently
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Zoning within Planned
Development Agreements

“voluntarily” include a % of affordable housing within a defined
project, typically through a one-on-one local agreement or
planned developments vs an approved ordinance.

mixed use ordinances that allows for
density bonuses and incentives for
including AH, they also offer a Fee in lieu.

Virginia Beach offers a bonus density to
developers who voluntarily build workforce
housing units in combination with the
development of market-rate units.

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Montgomery Maryland has the longest Previous
standing IZ code since 1974. Legislation
introduce
d by Sen.
in
Charlesto
n did not
pass.
“Voluntary” Inclusionary Local government provide incentives for developers to Greenville Local
Zoning “voluntarily” include a % of affordable housing within a defined | Charleston
project. (in SC mainly used within various
agreements or ordinances)
Typically exchange additional density (more market-rate along
with the AH) for the provision of below-market-rate housing.
“Voluntary” Inclusionary Local government provide incentives for developers to City of Charleston has several mixed income | Local

”

Town Initiated “Upzoning
(allows for Missing Middle
Type Housing)

Modifying zoning codes to reduce bulk and height limitations
and increase allowable floor area ratios allows developers to
accommodate a greater number of units at more affordable
prices.

Itis important to highlight that upzoning does not have to
mean high density because allowing for duplexes and
guadplexes instead of single-unit lots can often provide gentle
density increases that help support greater housing supply.

Require analysis and mandatory affordable unit provisions for
areas where city-Initiated upzones allow for additional units.

St. Petersburg just adopted this of certain
neighborhoods downtown.

Dallas, a private developer built a four-unit
townhouse development within a single-
family lot, without the use of subsidy. This
private market activity with lower price
points was made possible because of
zoning changes. This case illustrates that
when an area has zoning that allows for
smaller unit development, subsidies may
not be necessary to reach affordability
goals.
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Accessory dwelling units (ADUs) are smaller housing units that
are either attached units as part of a primary dwelling unit or
structure (e.g., as a lower-level apartment, over-garage
apartment) or are a detached structure (e.g., tiny home). These
units can also be a source of lower-cost workforce housing.

In addition to serving as a source of workforce housing,
accessory units can be a source of income for homeowners,
allowing them to remain in their homes over time.

Local governments can revise their codes to allow ADU
construction in single-family housing neighborhoods, or if they
already do, they can consider adding affordability
requirements, reducing the minimum eligible lot size to

neighborhoods and districts, where the
zoning can accommodate added units,
ADUS are Not allowed for Short -term
rental and are deed restricted if for WFH.
City offered grants funds to support and
pilot.

Portland: City manages an ADU Program
offers waivers for

affordable rental housing. The

program allows for backyard cottages using
pre-approved designs.

Connects owners to financing through
BackHome ADU and Craft3, which provide

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Examine permitting process for new duplex and triplexes units
Support a full spectrum of Align housing types in certain Districts with current
housing types catering to demographics in mind while also taking into consideration
changing demographics changing demographics and trends over the next several
over time. decades, like aging in place, younger smaller families, etc.
Transit Orientated Support AH/WFH near transit sites or transportation Washington MetroArea Transit Authority State and
Development (TOD) Areas infrastructure. Also consider land owned by Transit Authorities | recently partnered with Amazon to develop | Local
or Department of Transportation, including land swaps etc. 1,000 at Metro stations.
Towns should use every tool in their toolbox to spur affordable | SC DOT worked with State Housing to offer
housing in transit-rich-neighborhoods, including upzoning, special tax credits and incentives to offset
better harmonizing housing and transit planning, and 526 impacts to the community.
prioritizing housing construction subsidies for developments
with transit access.
Transit agencies can also utilize the real estate they own in
innovative ways to build well-placed housing.
Conversion of Single-Family | Foster the conversion of single-family homes to multi-unit Local
units to allow for multiple buildings. By increasing the number of units within each
units building, these conversions result in increased density and
affordability without new construction or changing the
character of a neighborhood.
Accessory Dwelling Units Allow for ADUs in specified Zones and offer incentives for WFH. | City of Charleston: Allows ADU In certain Local
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TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
accommodate these units, and revising setbacks and floor area | low interest loans to homeowners. The
ratio minimums that may otherwise prohibit their construction. | homeowner pays nothing and
receives a portion of the revenue stream.

Develop small By defining a series of pre-approved designs or plans for Kansas City, MO in 2019 worked with MIT Local

home/cottage style pre- smaller type units and cottage style designs for workforce to create a model zoning code to promote
approved plans housing in pre-approved in certain district, developers can smaller developments (4-12units) that
receive quicker approval, saving time and money. would fit within community’s character.
Tiny Homes Prefabricated homes (or stick built) of approximately 400 Easley SC: The Dream Center offers as part Local
square feet or less that meet housing needs for formerly of transitional housing program.
homeless, provide cost effective transitional housing and
permanent supportive housing options. Tallahassee “The Dwelling”. Affordable
rental with community amenities and

Can be designed as a community with supportive services, common areas.

communal facilities, and workforce training.
Dallas “Cottages at Hickory”.
Homeownership opportunities for formerly
homeless. (a@$50,000 per unit)

Development Agreements Use the DA process to negotiate and offer a host of incentives Most SC local governments use this toolto | Local

(DA) for development that include percentage WFH. (see above for achieve desired outcomes in a
IZ examples etc.) development.

Transfer of Development A zoning mechanism generally used to preserve or protect Local

Rights (TDR) natural resources, open space and/or cultural resources and
redirect development that would occur on that land elsewhere,
targeting community growth and development. TDR, also
known as a density transfer credit program, is an innovative
approach to development and can promote economic
opportunities for land parcels in areas not specifically targeted
for development.

Special Purpose Districts Community Benefits Districts and other types of special In Spartanburg a District was created in Local
purpose districts have been established in some cities to Northside for tax abatement purposes. (State? |
capture a portion of increased real estate values made possible am not
by public investments (up zoning, infrastructure projects, etc.). sure for

SC)

Allow for “Alternative
Building Methods and
Products”

Factory-built homes can be designed and constructed so that
they are indistinguishable from stick-built housing (i.e., wooden
frame homes constructed on-site) and often are more cost-

Thistle Homes, Boulder: working to
preserve prefab homes and promoting new
building innovations to support more cost
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LOCAL TIME TOWN
TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Especially with an eye effective to produce. Consider new technologies and effective and environmentally friendly
toward design and innovation, such as modular construction. housing solutions.

construction methods that
promote energy efficiency. Localities can revise their codes to allow greater flexibility for
alternative housing types while including basic design
restrictions to maintain neighborhood character and resilient
building standards. This added flexibility can result in more
efficient construction that expedites the completion of
affordable units.
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TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Town General Fund or Funding committed from Town or City General Funds. Town committed $3.3M in a Housing Local and Ongoing Lead
Reserves Town Councils approved Initial Capital Fund for FY 2024. State
(depending
on the
source may
need
enabling
legislation)
Lobby for Accommodation | In high tourism related communities where the workforce is Columbus, OH State ATAX Lead Housing Impact
and Hotel tax revenue predominately tourism and or hospitality related, there can be a | Summit Co, CO approval Funding Analysis in Progress.
application to housing direct nexus for using these funds to support housing for the Approved
workforce. (HTAX and ATAX) Local
adoption (HTAX Not
needed per | included)
legislation,
up to 15%
Food and Beverage Tax In high tourism related communities where the workforce is Dade County, FL State
(Hospitality Tax) predominately tourism and or hospitality related, there can be a (was not
direct nexus for using these funds to support housing for the include
workforce. (HTAX) This tax includes food and beverages including S284)
alcohol.
Identify a dedicated This umbrella term refers to mechanisms, typically a new or Several options Local and
funding source to support | repurposed tax or fee, through which governments can raise (some outlines in this section) State
Housing Action funds for a stated purpose, like WFH.
(depending
on the
source may
need
enabling
legislation)
Sale of Public Land Proceeds go into WFH Fund Austin provided proceeds for AH, Local
Sante Fe, NM
Local Housing Fund Create a dedicated fund to support affordable workforce Greenville launched a City Housing Fund Local Town in the
housing from local generated revenue or funds to subsidize or with an initial $2M, the trust now does RHTF, but
Create a HHI Housing Fund | support projects (see above). more than finance, they own AH could have
to Support Public/Private property and land banks its own

10
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(Inclusionary Zoning)
Voluntary or Mandatory

Some IZ programs also allow developers to “buy out” of the
obligation of dedicating affordable housing units within their
properties by contributing a set amount to fund a dedicated to
producing affordable housing.

(this is not ideal since the cost to produce one unit within a
developer is less than a stand-alone but is an option ).

readjusted the amount to a higher fee,
too many developers were opting out.

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Partnerships specifically fund for
on the Island HHI
initiatives
Town Owned Land: Town policy regarding development outcomes for property that | City of Cleveland- launched an interactive | Local Town
Offer Land surplus/ public | is deemed surplus by council, or other property where the city web map showing the Land Bank’s more Launched a
private partnerships. partners with a private developer to re-develop. than 13,000 vacant parcels in its Town-
inventory that are for sale to the public owned
(either purchase new land for new home property
or offer land already constructions or as side yards to current dashboard.
owned at reduced fee or homeowners. The map links directly to
at no cost) Land Bank application submission portal.
Co-Locate on Public Land Combine public asset with WFH as local government strategy Fire Station Co-location Local
In Washington, DC'’s Foggy Bottom, the
city used a competitive solicitation
process for two District-owned parcels to
create a fire station that included 52 units
of affordable housing above it. The result
is West End Square 50, a 110,000 square
foot, mixed-income, multi-use
development.
Fee Reductions or Waivers | Fees are charged as part of the development review and Beaufort County helps to offset impact Local
approval process. Consider waiving or reducing the review and fees for affordable housing. (impact fees
approval costs for WFH. must be paid)
Polk County, FL: offers permit waivers
Impact Fees are also cost to development which by state law and impact fee rebates. Fees are
may not be waived but could be subsidized by a Fund or the reimbursed once AH units are complete.
Town to reduce costs.
Fee in Lieu of Developing a unit for incentives or paying a fee into a fund. City of Charleston allows this but just Local

11
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public, private and philanthropic investors to support the
financing of the quick acquisition of existing properties than can

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Local Tax Abatement Local jurisdictions can adopt various types of tax incentives to Spartanburg offered 50% abatement for a | Local
(or exemption) process for | encourage the development of new affordable housing or to mixed income project on Northside
WFH incentivize owners to preserve the affordability of existing project. (may
subsidized and unsubsidized affordable rental homes. require
In SC nonprofit developers can be other
Tax incentive programs often work by freezing or lowering the designated tax exempt properties if they | parties to
real estate tax assessments or tax rate or rebating back all or a meet certain state rules. approve,
portion of the property tax amount, for properties that preserve school
affordability over a designated period of time. district,
county
etc.)
Property Tax reduction for | In SC Homeowners pay 4%, Rental Properties pay 6%, consider a | Berkeley CA: rebates for LMI residents State
Affordable Rental Housing | reduced rate for units that serve AH or WFH (could model after and properties
homestead exemption as well for single family)
Bond Financing Open a dialogue on bonding options City of Charleston had two approved Local
(Revenue and or Local bonds for AH.
General Obligation Bond A bond passed by the voters at the municipal or county level to (may
Revenues) fund local infrastructure needs, including affordable housing. require
other local
General Obligation (GO) Bonds are issued by a jurisdiction participatio
generally to pay for community improvement projects such as n, county
infrastructure, schools and other capital projects, though etc.)
communities have used GO bonds to finance affordable housing.
Unlike revenue bonds, projects funded by GO Bonds do not have
to have a revenue source that repays the debt. Rather the GO
Bonds are paid off as part of the local jurisdiction’s general
expenditures on interest and debt.
Explore a dedicated Commit a % of local taxes or increase a % of taxes to WFH. Denver, New Orleans Local
mileage
Impact Investment Fund Work with private investors, philanthropy, and banks Greenville Housing Fund Local
(Preservation and or To support housing preservation, Naturally Occurring Affordable | Charlotte Housing Fund
Property Acquisition) Housing (NOAH), etc. (requires
private
Impact Funds typically capitalized through a combination of investors)

12
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frozen at baseline levels. The additional tax revenue generated
as the value of properties in the district increase is allocated to
projects in the TIF district.

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
be preserved for affordable housing. (i.e. Naturally Occurring
Affordable Housing or NOAH) or vacant property for future
development.
Real Estate Transfer Fees A real estate transfer tax, also called a documentary stamp tax or | Columbus, OH State
Document Recording Fees | real estate excise tax, assesses a tax based on the value of real
property at the time of sale or transfer. A share or set fee at SC State Housing Trust Fund is funded
transfer of real estate. through .10 cents from deed recording
fees in SC.
Sales Tax Revenue A share of an existing or new sales tax assignment. St Petersburg: Penny for Pinellas for AH State and
Land acquisition. Local
(need to
Washington State allows local verify for
governments to impose 0.1% sales tax or | SC)
use tax for AH, 60% of revenue must be
used to construct AH (no longer needs a
local voter approval, as long a state
approves)
Twin Cities, MN metro area, .25% sales
tax for AH
Sales Tax Rebates Developers receive a rebate or credit for materials purchased for | Florida’s recent Live Local Act S102 State and
affordable housing allows for developers to receive sales tax | Local (need
rebates for AH materials. to verify)
Tax Increment Financing In many states, jurisdictions are permitted to bond against the Other cities with CBA/CBD’s include Local
“incremental taxes that are created when a vacant or Atlanta, Denver, Milwaukee, Minneapolis,
underutilized property is redeveloped.” A portion of the TIF New Haven, New York City, Philadelphia,
funds can be set aside for housing. Usually through a Pittsburgh, San Diego, San Francisco, San | (legislation
“community benefits agreement” Jose, Seattle, Syracuse, Washington, D.C., | was pasted
and Wilmington. some time
Tax increment financing (TIF) has become a popular source of ago
revenue for economic development projects in many allowing
communities but can also be leveraged for the development of for TIF
below-market-rate housing. The local jurisdiction defines a TIF proceeds
district and allocations of real estate property tax revenue are to fund AH)
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Federal Home Loan Bank
Financial Institutions

Tax exempt Bonds (HA)
CDFls (CW)

TOOL OR STRATEGY DESCRIPTION EXAMPLE or STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY

Commercial and A fee assessed on new residential or commercial development Denver

Residential Developer (Ex. of $1,500 per unit/use). Telluride

Impact Fees “linkage fees”

Settlement Money Percent of funds from legal action. During the 2008 Housing Crisis, funds State or
were made available to state for housing | Local
efforts.
Local lawsuits also may generate funds
that may be a housing nexus.

External “third party Support developers and or partner in accessing outside funds State Housing Finance Agency (Federal Federal,

funding sources” and or tax credits that help WFH projects come to fruition, by and State Tax Credits) State, Local

providing advocacy, support letters and or connections. Housing Trust Funds (BJHT, SHTF) (LCOG)

US HUD (LCOG)
USDA Private

14
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housing action efforts.

the housing action plans and playing the lead advocate for the
Town'’s efforts.

Currently recruiting for a Chief Housing Officer. (new Job
description)

Affordable housing development is a complex process that
requires technical competency and the ability to navigate
difficult conversations.

A dedicated housing staff familiar with development processes
who can mediate among the private sector, funding partners,
and regulatory bodies can function as the spokesperson for the
local government in order to communicate with external and
internal partners in an effective and constructive manner.

robust Housing Plan have dedicated staff
and or departments.

TOOL OR STRATEGY DESCRIPTION EXAMPLE STATE TIME TOWN RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY
Commit to staffing the To include at least one staff person focused on implementing Most local communities that have a Local Policy Ongoing Lead

Explore external housing
development capacity.

Through an existing Island organization, an outside organization
OR standing up a new one, such a Redevelopment Authority,
which is typically set up by a local government to meet housing
and community economic development goals with ties to the
local government, or a Community Development Corporation
(CDC), which is typically a separate 501 c 3 organization with a
mission to serve a housing and or community development
purpose.

Redevelopment Authorities:
Charleston County Redevelopment
Authority

Greenville County Redevelopment
Authority

There are over 30 CDCs in South
Carolina, the Coastal CDC is the newest
CDC in HHI and Bluffton.

Employer Assisted Housing

EAHP provide a channel through which employers can help

There are lots examples in SC, local ones

organizations created to acquire, hold and manage and

Programs (EAHP) their employees with the cost of owning or renting a home, below.
typically in neighborhoods close the workplace.
City of Beaufort in partnership with
Assistance may be provided in a variety of ways, including CommunityWorks
down payment assistance grants or loans that are forgiven,
rental subsidies and in some cases direct investment in the Beaufort Memorial Hospital in
construction of rental housing for employees. partnership with CommunityWorks.
Land Banks Land Banks are typically public authorities or non-profit Center for Community Progress is a

National organization that maps and
supports Land Banks across the country.
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TOOL OR STRATEGY DESCRIPTION EXAMPLE STATE RECOMMENDATION ACTION STEPS
FRAME ROLE
POLICY

sometimes redevelop property in order to support existing and

future affordable housing goals. Chatham County/City of Savannah

Land ownership can help support longer term affordability and | Greenville Housing Fund, created a land

sometimes land banks are paired with Community Land Trust bank in partnership with the City of

once properties are developed to enable affordability in Greenville to hold properties for future

perpetuity. development.

The City of Charleston banks their own
land.
Local Voucher/Rental Like the Federal Housing Choice Voucher program, a local City of Greenville previously had a Local Policy Town
Assistance (Grant Program) | housing voucher/grant program provides assistance to “tenant based rental assistance created

households to enable them to rent housing in the private program” (TBRA) and

market. A local housing grant program using local resources funded

could offer priority to individuals who hold jobs in the Table 301 in Greenville provided rental

community subsidy to restaurant workers. Or
Employers
might
create

Sources:

= Previous Town of HHI Research and Analysis

= 2019 Town of Hilton Head Island Workforce Housing Strategic Plan

= 2022 Town of Hilton Head Island Workforce Housing Framework

= HUDs Increasing the Supply of New Affordable Housing Primer

=  National Multifamily Housing Council, The Housing Affordability Toolkit, developer in partnership with HR&A Advisors
=  Affordable Housing Strategic Toolkit for the City of Denton Tx created by The Reinvestment Fund and Atria Planning

=  Google

=  Together Consulting
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™ HILTON HEAD ISLAND

I WorkrorcE Why a WFH Tool Kit?

<===HOUSING

Housing Affordability is a growing concern for the Town, community partners and employers as housing prices and
rents continue to escalate on the Island, in some cases making it difficult for the workforce to live and work in the
community.

There are various strategies local governments and community partners can develop and implement to support the
development and preservation of diverse housing options that are affordable to existing and potentially new residents
on the Island.

Communities all across the country are facing an affordable housing crisis. Many of these communities, including
Hilton Head have developed and implemented tools and tactics to address this crisis.

The Town of Hilton Head Island Workforce Housing Tool Kit includes several suggested tools and tactics that have been
effective in other communities and may be helpful to address the Workforce Housing needs on the Island.

By no means is this an exhaustive list or are all the tools listed in the Draft Matrix “the right tool, tactic or strategy for
Hilton Head”. The DRAFT Matrix is meant to be a starting point for consideration, taking into account the unique
nature of the Island, local and state policy parameters and capacity to implement.



Workforce
Housing Tool
Kit:

Two Main Ways
Towns can
influence and
support Diverse
Housing Options

L0 JOUSING AFFORDABILITY TOOLKIT soli Incentives to Develop

Incentives to Develop

Housing development incentives can expand, diversify, and accelerate
the production of affordably priced housing.

What Are Housing Development Incentives?

Local policies designed to stimulate the development of housing. A local government may employ a variety of
mechanisms to incentivize the development of housing, whether by altering regulatory restrictions or by providing
direct and indirect forms of support. Whatever the mechanism, these incentives ulfimately increase revenue
streams or decrease costs for a given development, thus increasing a project’s likelihood of being developed.

s
REGULATORY INCENTIVES

Flexibility around project
\d’l approvals, development rights,
density, parking, and design.

FUMDING INCENTIVES
Direct or indirect funding or
financing, to ease development
costs or operating expenses.

)

How Housing Development Incentives Work

Housing development incentives can improve housing affordability in two ways - a direct approach that
provides incentives in exchange for lower housing prices and rents and a supply approach that increases
the supply of housing to reduce the demand pressure on existing units.

DIRECT APPROACH

A well-run direct incentive program can increase
affordability by requiring a reduction in rent in overall supply of housing by reducing the costs
exchange for a commensurate set of incentives. of development and making more development
These incentives can be achieved through negotiations feasible. An increased supply can stabilize or
between the developer and the municipality or reduce rents and decrease the likelihood that
through established government programs. existing residents are displaced.

SUPPLY APPROACH
A supply approach fecuses on increasing the

Incentive Policies Can Be Designed to:

==
e H
L
o e 5
Expand Production Diversify Production Accelerate Production
Maore housing is built than Incentives strive for an optimal housing Heusing is built more guickly

otherwise feasible mix and depth of affordability than otherwise feasible
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CoOMBMLU PILLAR
LOCAL or TIME
TOOL OR STRATEGY DESCRIPTION EXAMPLE STATE ERAME TOWMN ROLE RECOMMENDATION ACTION STEPS
POLICY
Create a Housing Action/ Community based advisors made up of a cross section of Jlackson Hole Local Adopted Staff Lead Approved DOME
Advisory Committee community advocates, non-profit organizations, Wirginia Beach
neighborhoods, private developers, business owners, and Charleston
other stakeholders to provide support and guidance on the
Town’'s Housing Strategy and Plans.
Define Potential Community | Identify and map out “existing”™ key community partners Local Complete Partner with Approved Initial Map Complete
Partners through an Asset focused on affordable and workforce housing efforts (locally BJHT
Map and statewide)
Develop a Communitywide Plainly lays out the argument for Town action for WFH and is Local
Campaign for WHF distributed through a multi-channel, multi-format campaign.
Develop and Implement an Define an Action plan to prevent and support displacement Local
Anti-Displacement and due to transfer or sale of existing affordable units or Naturally
Support Plan Occurring Affordable Housing (NOAH]).
Distribute and regularly Better understand the movements of rent demand across the Local
update a Rental-survey to Island through an ongeoing sampling of local renters and
area renters and landlords landlords
[inwventory)
Develop and maintain a Understand the Island Inventory of privately owners or existing Local
map and database of all affordable rental properties, especially if at risk of disposition
naturally occurring {will also be helpful as part of the Anti-displacement and
affordable housing units support plan)
Participate in regional Play an active role in the Beaufort Jasper Housing Trust and Local Ongoing Contributed
housing efforts other regional housing coalition efforts to BIHT,
participating
in wvarious
regional
housing
discussions




i s
FRREERE T CECT CIRRRRARRRE L

PRIMER

!?—— r

I fﬁ"’!’lﬁhﬂﬂﬂli‘

ﬂl‘ﬁﬂﬂt W le

INCREASING THE SUPPLY OF
NEW AFFORDABLE HOUSING

A PRIMER OF STRATEGIES
TO IMPLEMENT TODAY

A PRIMER | AFFORDABLE HOUSING SUPPLY TOOLKIT: CPD PROGRAMS




CONTENTS

Introduction .

Affordable Housing Strategies .

Strategy 1 | Effective Use of Public Funds .
Strategy 2 | Effective Use of External Funds.

Strategy 3 | Land Use and Entitlement Policies .

Strategy 4 | Development of Public Property . .

Building Support for Affordable Housing Development .

“Housing As...": The Connection Between

Affordable Housing and the Community . .




INTRODUCTION

Housing is the foundation on which we live, grow, and thrive.

PURPOSE

he U.S. Department of Housing and
T Urban Development (HUD) Affordable

Housing Toolkit assists state and local
governments to increase their supply of new
affordable housing units through the use of
HUD’s Community Planning and Development

(CPD) funds.

Access to affordable housing is essential to
fostering equitable, inclusive, and resilient
communities. This Toolkit aims to support
housing and community development staff
and partners by:

e Introducing key strategies that may expand
the local supply of affordable housing.

e Connecting equity considerations to the
development of affordable housing.

» Detailing affordable housing development
spotlights that deployed local strategies
and used CPD funding sources.

* Addressing the need to cultivate and
maintain partnerships to combat
community opposition.

* Expanding on the notion of housing as
merely “bricks and mortar.”

Who is this Toolkit for?

The toolkit is intended for a beginner
audience, specifically staff or members
of state and local governments

who are looking to be involved in
affordable housing development and
implementation in their communities,
or those who want to partner with
municipalities to explore affordable
housing development options. The Key
Terms and Resources sections provide
additional learning opportunities.

For the purposes of this toolkit, affordable housing is generally defined as housing on which
the occupant is paying no more than 30 percent of gross income for housing costs, including
utilities. In addition to affordability, it is important that housing is decent, safe, and located in
proximity to adequate employment and transportation options.
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https://files.hudexchange.info/resources/documents/Affordable-Housing-Supply-Key-Terms.pdf
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https://www.hudexchange.info/programs/increasing-the-supply-of-affordable-housing/#resources

THE AFFORDABLE
HOUSING CHALLENGE

In our existing environment, the supply of
affordable housing does not meet demand.
Households are and will continually be priced
out of the rental and homeownership markets
as the problem persists into the foreseeable
future. In fact, there is no county in the
United States where a worker with a full-time,
minimum-wage job could afford the median
rent for a two-bedroom apartment. The value
of land and housing, both single-family and
multifamily, and the cost of construction
materials have increased steadily. The
ramifications of the COVID-19 pandemic
have further disrupted supply chains and
tightened housing supply, and rising inflation
has strained the budgets of renters and
homeowners alike.

Access to adequate, safe, and affordable
housing is demonstrably uneven across
several socioeconomic indicators. Despite
the Fair Housing Act and antidiscrimination
laws, factors including race and ethnicity,
gender and sexuality, household composition,
access to jobs, the availability of living wage
jobs, and disability status all influence an
individual’s or household’s experience when
searching for and securing housing. Historical
practices and entrenched structural dynamics,
such as redlining, exclusionary zoning,

racial covenants, blockbusting, and unfair
lending and appraisal practices, continue to
displace and under-house Black, Indigenous,
and people of color and other marginalized
populations. These practices also further
disinvestment in these communities and
undermine key societal outcomes, such as
improving educational and health outcomes
for children.

We are simply not building enough product for the need...

Only 62 units

are available and affordable for
every 100 households at 50%
of the area median income.

1.5 times
more likely

Black households are 1.5 times
more likely to live in places
where they are exposed to
environmental hazards such as
poor air quality.

24% of renters

were severely rent-burdened,
with more than 50% of their
income spent on housing.

More than 75%

of households making less
than $30,000 are moderately
or severely “housing cost
burdened,” meaning that more
than 30% of their income goes
toward housing costs.
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https://reports.nlihc.org/oor
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https://www.federalreserve.gov/econres/notes/feds-notes/housing-market-tightness-during-covid-19-increased-demand-or-reduced-supply-20210708.htm
https://www.urban.org/tags/fair-housing-and-housing-discrimination

THE ROLE OF STATE AND
LOCAL GOVERNMENT
AND THE USE OF CPD
PROGRAMS

Localities that take an active role in shaping
affordable housing initiatives have a strong
impact on promoting housing stability,
achieving equitable development patterns, and
building coalitions to foster broader change.

Decisions over land use—what types of
housing can be built in which locations—are
largely made by state and local governments.
The development process is often seen as
long, complicated, and potentially risky—all
factors that drive up the cost of newly built
housing and limit the market’s ability to
respond to demand. Zoning tools, such as
caps on building height, minimum lot sizes,
bans on multifamily buildings or factory-built
housing, and minimum parking requirements,
also increase the cost of housing. Because
private sector-led development produces most

new affordable housing units, local and state
government agencies’ involvement in creating
affordable housing centers on the following:

» Establishing a balanced, equity-driven
housing strategy.

e Using national and local data to deepen
an understanding of housing in the
community.

* Analyzing development feasibility to ensure
practical housing policies for the local
market.

* Developing sound underwriting principles
for the use of public funds to maximize the
success of individual projects.

e Reducing regulatory barriers.

e Understanding complex market trends and
realities (e.g., construction and labor costs).

 Prioritizing development by establishing
and tracking clear goals and objectives.
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CPD Programs

HUD-funded annual CPD programs provide As noted by graphics dispersed throughout
critical financing options for state and local this document, the toolkit identifies activities
governments to increase the affordable to increase the local supply of affordable
housing supply. The goal of CPD programs is housing that may be funded by one or more of
to develop vibrant communities by promoting the following annual CPD programs.

integrated, equitable approaches that provide

decent housing, a suitable living environment,

and expanded economic opportunities for low-
and moderate-income persons.

Community Development Block Grant —
(CDBG)

The CDBG Program provides funding to state,

cities, and counties to develop viable urban |
communities by providing decent housing

and a suitable living environment, and by expanding economic opportunities, principally for
low- and moderate-income persons. Housing-related eligible activities include acquisition of real
property, clearance/demolition, infrastructure, rehabilitation, and in limited circumstances, new
housing construction.

HOME Investment Partnerships (HOME)

Congress created the HOME Program to provide participating jurisdictions, both state and
local, with flexible funding, specifically to meet the affordable housing needs of low-income
renters and homebuyers/homeowners. Eligible activities include costs associated with housing
acquisition, new construction, and rehabilitation as well as tenant-based rental assistance.

Housing Trust Fund (HTF)

The HTF Program provides grants to states to develop and preserve affordable housing—
primarily rental housing for extremely low-income households. Eligible activities include housing
acquisition, new construction, and rehabilitation, along with operating subsidies to ensure the
long-term financial stability of assisted projects.

Section 108 Loan Guarantee (Section 108)

The Section 108 Program enables CDBG grantees to leverage their annual CDBG grant allocation to
access low-cost, adaptable financing for community and economic development-related projects.
Section 108 loans can be used for a number of housing activities eligible for CDBG assistance,
including housing rehabilitation, acquisition, site preparation, and, under limited circumstances,
new affordable housing construction.
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How can jurisdictions access
these funds?

With the exception of Section 108 funds,
which are available to existing CDBG grantees
through an application system, annual CPD
programs provide grants on a formula basis to
qualifying jurisdictions.

What is the role of partners in
CPD-funded housing
development?

Successful affordable housing development
is typically a result of strong, multilayered
partnerships. Annual CPD programs often
serve as key components in development
deals; for example, gap financing, award
letters to secure private financing, or “last-in”
dollars to finalize deal closings. For that
reason, establishing relationships and a shared
vision with the target community, developers,
housing-related nonprofits, local advocacy
groups, and funding agencies is a key step for
local and state governments.

What’s happening in your
community?

vContact your local municipal or
county officials to find out how the
program operates in your area.

v'Check out the Find a Grantee page
to access contact information per
eligible CPD program.

v'Review the grantees’ Consolidated
Plan to identify housing priorities for
their CPD funding.

What requirements must be met
before jurisdictions can access
funds?

To access annual funds, state and local
governments must develop and submit
a Consolidated Plan (Con Plan) every
3to 5 years, which, among other things,
requires the jurisdiction to:

* Conduct an evaluation of its housing
market and needs (i.e., the Con Plan Needs
Assessment) by engaging in a data-driven
analysis of households and demographics
with disproportionately greater needs,
which can provide valuable insight to
identify existing housing needs and
inequities within the jurisdiction.

* |dentify public policies at the local
jurisdiction level that serve as barriers to
affordable housing and identify the strategy
to remove or ameliorate the negative
effects of such policies; for example, tax
policy affecting land and other property,
land use controls, zoning ordinances,
building codes, or fees and charges.

e Comply with the affirmatively further
fair housing (AFFH) mandate that sets
out a framework for CPD grantees to
take meaningful actions to overcome
historic patterns of segregation,
promote fair housing choice, and foster
inclusive communities that are free from
discrimination.

* Engage with and inform the community of
the established housing-related goals.
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HOW TO USE THE TOOLKIT

The Affordable Housing Supply Toolkit series is
designed to provide key introductory
information to those who want to understand
more about affordable housing with the goal of
increasing its supply in one’s own community.
To do so, follow these steps:

Explore the Toolkit Infographic

The Affordable Housing Strategies
graphic identifies four overarching
strategies for localities to increase the
supply of affordable housing. Each
strategy is linked to a section in the
Toolkit. Additionally, it outlines the
benefits of CPD funding and elements
of building local support.

Demonstrating how communities have
incorporated some of these strategies
into planning and developing their
own affordable housing projects, there
are Spotlights dispersed throughout
the Toolkit.

Step 1. Consider specific actions
for implementing each strategy

The Toolkit identifies four overarching strategies
that local and state governments can pursue in
their affordable housing strategy and describes

how to deploy each strategy by:

* Detailing issue areas that must be addressed,
such as the capacity of governmental staff or

the level of community support.

» Describing housing interventions to deploy

at the local and state levels.

o Listing key stakeholders to engage and for

what purpose.

¢ Identifying challenges and potential
solutions for implementation.

STRATEGY 1.

Effective use of public funds involves directly
using or leveraging funding sources available

to local governments to impact the affordable

housing supply.

Why Engage?
+ Funding is often a main driver for

collaboration between developers and local
government and can determine the type and

number of units developed.

+ When localities can bring funds to the table,
developers are much more likely to approach

the process as a partner.

STRATEGY 2.

Effective use of external funds describes

how governments can build consensus and
empower private and nonprofit developers to
access available sources of funding and creative
funding models in pursuit of a shared vision.

Why Engage?

+ Local governments can better leverage their
own resources and more effectively guide
development partners when they understand

of the full range of funding sources and
financing mechanisms available.

A PRIMER | INCREASING THE SUPPLY OF NEW AFFORDABLE HOUSING



®

+ Layering various financing sources is
the “norm” for developing affordable
housing in today’s current climate: Less
conventional ways of funding affordable
housing present opportunities for localities
willing to try new paths.

STRATEGY 3.

Land use and entitlement properties explore
how public agencies can directly contribute to
housing development by committing public
property toward that goal.

Why Engage?

« Public agencies authorized to conduct real
estate development activities (e.g., public
housing agencies, redevelopment authorities,
community development agencies) often
receive funding through a combination of
local, state, and Federal dollars and address
market deficiencies, such as urban blight and
insufficient affordable housing, making them
natural partners when promoting affordable
housing development in their communities.

STRATEGY 4.

Development of public property consists
of employing local government’s land use
regulatory capacity to remove roadblocks to
the production of affordable housing.

Why Engage?

+ A concerted regulatory effort across municipal
offices can make it substantially easier for
private entities to pursue the development of
affordable housing.

Step 2. Center equity in affordable
housing development strategies

Local housing policies developed and
deployed to create new affordable housing
units can help mitigate neighborhood
disparities and limit the existing inequalities
that potentially slow overall growth, cut off
opportunities for interactions, and reduce
economic mobility.

Long-lasting changes to both policies

and systems, especially those that start

by addressing the root of a community’s
disparities, are best accomplished by engaging
in the following four pillars, as identified by the
Urban Sustainability Directors Network:

Procedural equity: Engagement

M= and representation in the
M= design and rollout of programs
and policies

Distributional equity: Fair
(_'P_) distribution of benefits and

burdens across all communities,

appropriately prioritized

Structural equity: Active

% recognition of the historical
injustice that created the status
quo and the institutionalized
accountability needed to repair it

Transgenerational equity:
ﬁﬁﬁ A path to lasting equity across
i generations, ensuring that future
generations have pathways
to success

0

Check out the tactics and
opportunities for engaging in equity
considerations throughout the Toolkit
identified by the unique equity icons.
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Step 3. Examine ways to build local
support and integrate housing into
broader community efforts

Growing community support for affordable
housing is essential to successful, equitable
development. The Building Support for Local
Affordable Housing Development section
defines the often-confronted community
resistance to affordable housing development

and details key actions to overcome opposition.

Additionally, housing plays a connective
role in our communities, serving as a nexus

where all community sectors come together.
The Housing As ... graphic describes how
housing is a building block of the community’s
infrastructure, a factor in public safety, a
component of the healthcare continuum, a
driver of employment, a solution to addressing
climate change, and a bridge to economic
mobility. By adopting a broader view of housing
and its impact on society, local governments
can better reflect the specific interests and
concerns of their audience and thus improve
the success of their messaging around housing
production goals.
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AFFORDABLE HOUSING STRATEGIES

To learn about each affordable housing strategy, the benefits of CPD funding, and elements of
building support locally, click on each section of this infographic to navigate to this Toolkit’s

corresponding chapter.

Strategy 1:
Effective Use of Public Funds

Explore municipal resources: find out how
local government can raise funds to pay for
affordable housing.

« TIF Districts, PILOT programs, bridge loans,
property acquisition, and more...

Strategy 3:

Land use and
Entitlement Properties

Get creative: read about ways in which
governments can use land use policy to
promote the development and preservation of
affordable housing.

+ Accessory Dwelling Units (ADUs), density
bonuses, reduced parking requirements,
Brownfields, and more...

Strategy 2:

Effective use of External Funds

Be resourceful: discover how to leverage
available sources of funding and learn about

additional funding models for affordable housing.

+ Low Income Housing Tax Credits, Opportunity
Zone funds, Community Land Trusts, deed
restricted homeownership, and more...

Strate 4:

Development of
Public Property

Use what’s already there: explore ways
for governments to kickstart the production
of affordable housing by using existing
public assets.

+ Adaptive reuse of public buildings, co-locating
housing with public uses, land banking ,
redevelopment of public land, and more...

Benefits of CPD Funding

Integrates housing, supportive services,
and community development.

Ensures robust public participation
and accountability.

Provides federal resources for program
implementation and capacity building.

AKYRL

Build Support Locally

+ Addressing Community Opposition:

Learn to generate support for
affordable housing through effective
communication and coalition building.

Partners: Develop a diverse coalition

of community members, government
entities, funders and advocacy groups to
reflect and amplify the neighborhood’s
character.

Housing as...: Foster support for
affordable housing development by
demonstrating the interdependency of
housing and the built environment.
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STRATEGY 1

EFFECTIVE USE OF
PUBLIC FUNDS

One of the most effective tools available to local government
in shaping affordable housing production is the ability to fund,
directly or indirectly, development activity.

iven the competitive and limited nature
of external funding, a key strategy for

local and State governments to promote

the development of affordable housing is to
raise their own funds. This section provides an
overview of both strategies to generate funds as
well as decision-making on how best to apply
those funds.

WHAT IS NEEDED
TO IMPLEMENT THIS
STRATEGY?

Raising and using public funds for affordable
housing require appropriate internal capacity
to navigate the regulatory complexities

of administering funds, as well as careful
planning and community input processes.

Possess a solid understanding of available
funds. Local, regional, and Federal funding

streams each comes with their own regulations,

eligibility and reporting requirements, and
operational limits. Local administrators should
aim to understand the most efficient way to
layer multiple funding streams.

Bring government stakeholders to the
table. Itis critical that local government
and public agencies are aligned and have a

voice in the process of shaping affordable
housing strategies and goals. When
relevant stakeholders have participated

in the decision-making process, the
resulting initiatives usually consist of

more complete and effective solutions.
Important stakeholders include city council
and planning board members, financial
department and housing office staff, housing
and/or redevelopment authorities, land
bank administrators, the health and human
services department, regional and State

transportation authorities, and legal counsel.

Foster citizen participation through
equitable engagement. Local governments
interested in establishing goals and strategies
for affordable housing production do well

to engage the public early and often. Public
participation at the initial stages of planning
gives the community ownership over the
process, invites the community to be actively
engaged in development decisions that
impact them directly, and often results in

a more efficient use of available resources.
Building Support for Affordable Housing
Development, at the end of this Toolkit guide
describes a framework for bringing these
stakeholders into the affordable housing
conversation.
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WHAT ARE SOME
COMPONENTS OF
THIS STRATEGY?

Raising public funding for affordable

housing is one of the primary ways that local
governments can directly influence the local
housing market. Doing so gives government
officials a say in what gets developed where
to advance specific housing and community
development goals. Below is a non-exhaustive
list of potential sources of local funding, as
well as potential applications of such funds.

Capital subsidies can be used

to assist in the development of
affordable housing. For an example,
read about Brewster Woods at the
Cape in Massachusetts.

Potential sources of local public
funding for affordable housing

In addition to the major HUD-funded CPD
sources (i.e., CDBG, HOME, HTF, and Section
108), jurisdictions can generate funding
sources locally through a variety of tax
initiatives or targeted fees.

DEDICATED REVENUE SOURCES

This umbrella term refers to mechanisms,
typically a new or repurposed tax or fee,
through which governments can raise funds
for a stated purpose. Approving the related
legislation may be a lengthy and contentious
process; however, it tends to yield a stable and
reliable source of funds. Many of the sources
listed below can be used or conceived of as
dedicated revenue sources.

DEMOLITION TAXES AND
CONDOMINIUM CONVERSION FEES
These are fees levied on property owners who
demolish a structure or convert a residential
building into a condominium generating
revenues that can be used as dedicated funding
sources for affordable housing production.

INCLUSIONARY ZONING FUNDS
Inclusionary zoning (1Z) requires new market-
rate developments to set aside a specified
percentage of units as affordable housing.
Some IZ programs also allow developers to ‘buy
out’ of the obligation of dedicating affordable
housing units within their properties by
contributing a set amount to a fund dedicated
to producing affordable housing.

* Note, however, that the implementation
of a ‘buy out’ option can have detrimental
effects on the equitable delivery of
affordable housing. For example,
developers may choose to pay for
affordable housing elsewhere in lieu of
providing those units in the same desirable
neighborhoods they target for luxury units,
thereby contributing to socioeconomic
segregation and augmenting existing
disparities in access to opportunity.

PAYMENT IN LIEU OF TAXES (PILOT)
Tax-exempt organizations that own property
in a given locality may agree to make annual
payments to the local government to ease
the tax burden generated by their tax-exempt
status. This is typically negotiated at the start
of a development project, particularly when
public land or other concessions are granted
to the project. PILOT revenues are another
common source of dedicated revenue for
affordable housing production.

REVENUE AND GENERAL
OBLIGATION BONDS

Revenue bonds allow municipalities to
borrow funds against the projected future
revenues of the project for which they are
providing financing (i.e., the rental income
from a housing development). General
obligation bonds work similarly but are not
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https://inclusionaryhousing.org/wp-content/uploads/2016/08/Potential-Dedicated-Revenue-Sources-to-Support-Affordable-Housing-Production-1.xlsx.pdf
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https://www.ncsha.org/wp-content/uploads/Housing-Bonds-FAQs-2022.pdf
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tied to a specific revenue stream so they may
be a better option when revenue streams are
not predictable.

TAX INCREMENT FINANCING (TIF)
TIF districts are a tool governments can
use to raise funds for infrastructure or
redevelopment projects and repay the
borrowed money through the increase in
property tax revenues associated with that
project. TIF funding can be used for a range
of redevelopment activities, including the
development of affordable housing.

e Intheory, TIF districts capture only the
additional tax revenue that was created
through development that would otherwise
not have occurred but for the TIF incentive.
However, TIF districts may inadvertently
cap the property tax revenue that goes
toward public services such as schools
and libraries, causing those services to lag
behind in funding over the lifetime of the
TIF district. As such, governments should
carefully design TIF policies to avoid the
undesired effect of channeling funding
toward development to the detriment of
important services and amenities.

Learn more about the strategies on
how to effectively use public funds by
checking out additional resources.

Potential applications of local public
funding for affordable housing

Once public funding for affordable housing
is raised, the local jurisdiction must decide
how best to deploy it. Public funding

can be contributed to a specific housing
development activity in a variety of ways,
each of which generates a different effect on
a project. Governments can ensure that their
funds are used efficiently by consulting with

developers to locate the main funding gaps
and assess the expected outcomes of various
forms of investment.

BRIDGE LOANS

P N

4= CDBG, HOME, HTF, §108

Certain private funders (e.g., Low-Income
Housing Tax Credit [LIHTC] investors) may be
able to offer better terms if their contribution
to a project is delayed significantly. By offering
low-cost “bridge” loans, government agencies
can help developers access such improved
terms by covering development costs during
the delay period.

» Bridge loans are CPD eligible but uncommon
given the lengthy affordability restrictions
associated with HOME and HTF, in particular.

CAPITAL SUBSIDIES
/‘<\
1 CDBG, HOME, HTF, §108

A frequent application of CPD funds and
dedicated revenues, capital subsidies refer

to grants and long-term forgivable or
low-cost/cash flow loans that may be used as
permanent sources in a development project.
By reducing the amount of conventional
financing required for the project, these
subsidies can reduce project costs beyond the
actual dollar amount contributed to the
project. Similarly, in limited circumstances,
CPD funds may be used to refinance existing
mortgages in order to reduce interest
payments in existing developments when the
properties are undergoing rehabilitation with
that CPD funding source; and, for some
sources, may be restricted to rental.

* For Low-Income Housing Tax Credit-funded
developments, Federal grants may cause
areduction in the project’s eligible basis,
which can result in a decrease of overall
funding available for the project. For this
reason, many communities provide Federal
subsidies to LIHTC projects in the form of
low-cost loans.
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https://nhc.org/policy-guide/tax-increment-financing-the-basics/how-tifs-can-be-used-for-affordable-housing/
https://www.cdfa.net/cdfa/cdfaweb.nsf/resourcecenters/tif.html
https://www.hudexchange.info/programs/increasing-the-supply-of-affordable-housing/effective-use-of-public-funds/#homeownership-assistance
https://mfguide.fanniemae.com/node/4011?section=15061
https://localhousingsolutions.org/housing-policy-library/capital-subsidies-for-building-affordable-housing-developments/

HOMEOWNERSHIP ASSISTANCE
/‘<\
§= CDBG, HOME, HTF

CPD funds may be used to remove barriers to
and increase the affordability of
homeownership for low- and moderate-
income households. This can occur through a
variety of mechanisms, including interest rate
subsidies, low-interest loans to reduce
principal amounts, and direct assistance with
related costs such as down payments,
mortgage insurance, and closing costs.

NON-FEDERAL HOUSING TRUST FUNDS

These are flexible funding programs
established by city, county, or State
governments to support the production of
affordable housing. Housing trust funds are
typically provided as grants or soft loans that
can be combined with other forms of financing
to subsidize affordable housing efforts and
often are funded through dedicated public
revenue sources.

OPERATING SUBSIDIES
/<\

'I_ HTF

Affordable housing developments that have
conventional financing rely on rental revenue
to service debt during the life of the project.
For projects that serve the lowest income
households, where rents are insufficient to
cover operating expenses and debt service,
government-provided operating subsidies can
boost that revenue, thus increasing the
project’s ability to leverage conventional
financing. These may take the form of annual
payments to affordable housing owners for the
ongoing operation of a housing development
serving the lowest income households.

PROPERTY ACQUISITION AND
PRE-DEVELOPMENT FUNDING*

/‘<\
§= CDBG, HOME, HTF, §108

Governments may use one of these funding
types to kick-start the development of
affordable housing by subsidizing upfront costs.
They work by providing low-cost or deferred
payment loans for developers to cover early
development costs. In addition to the loans
described above, CPD funds may be used to
fund acquisition activities related to affordable
housing through other mechanisms, such as
grants or purchase and resale.

*Pre-development funding is not an eligible
use for any of the CPD Programs except for
HOME Community Housing Development
Organization (CHDO) set-aside as a CHDO pre-
development loan and CDBG, as long as the
project ultimately meets a national objective
(which may prove difficult).

e Property acquisition activities are
CPD eligible for specific projects. Land
banking is not an eligible activity. For the
vast majority of HOME and HTF funded
projects, all other funding sources must
be committed prior to commitment of
HOME or HTF funds. And, if only engaging
in property acquisition, then the property
must meet HOME or HTF property
standards prior to acquisition.

RENTAL ASSISTANCE
/‘<\

'I_ HOME

When governments commit to providing
rental assistance to income-qualifying
residents of affordable housing units, they
can encourage affordable housing production
by strengthening the financial viability of
such developments. This works in several
ways: It makes units more appealing and
affordable to a wider group of households,
thus contributing to higher occupancy levels
and faster lease-up. It also may improve the
reliability of rental payments and, in
instances where the subsidized rent payment

A PRIMER | INCREASING THE SUPPLY OF NEW AFFORDABLE HOUSING

15


https://www.hud.gov/program_offices/administration/grants/grantssrc
https://housingtrustfundproject.org/
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https://nlihc.org/sites/default/files/How-to-Establish-and-Improve-Emergency-Rental-Assistance-Programs.pdf

is higher than what that unit would generate
without the subsidy, it increases rental
revenue for the property. Both project- and
tenant-based rental assistance programs,
such as the Housing Choice Voucher Program,
are available through HUD’s Office of Public
and Indian Housing and can complement
CPD-funded assistance.

o Although project-based rental assistance is
not CPD eligible, tenant-based assistance is
HOME eligible through a program known as
HOME Tenant-Based Rental Assistance.

To expand opportunities for housing
assistance and to contribute to
neighborhood improvement
measures, a housing authority joined
forces with a non-profit developer
using project-based rental assistance
for the redevelopment of Westview
Village in Ventura, CA.

REVOLVING LOANS
/<\

4= CDBG, 108*

Revolving loans are repayable low-cost loans
made to private developers. Repaid funds are
then used to create a revolving loan fund that
can then be committed to a different project
or developer. Therefore, revolving loans only
require a government’s initial investment to be
established, after which they are expected to
be largely self-sustaining. Because they are not
forgivable loans, however, they tend to give
developers limited flexibility when used as
pre-development funding.

* CDBG grantees also may establish a
rehabilitation loan fund with a lending
institution through a lump sum drawdown
on their CDBG line of credit. The fund
proceeds may then be combined with
other financing mechanisms to leverage
non-CDBG funds for rehabilitation of the
same properties.

*Section 108 can be used in a similar structure
as a revolving loan fund, with limitations.

WHO ARE THE KEY
PARTNERS?

Federal agencies, particularly the local HUD
field office staff, can be helpful in addressing
questions regarding funding opportunities. For
rural communities, the U.S. Department of
Agriculture’s Rural Housing Service offers

a variety of programs to build or improve
housing and essential community facilities in
rural areas.

Private developers tend to shape their
pipeline of projects according to the broader
development goals of, and the availability of
funding from, the local government. Close
collaboration between the public and private
sectors can be mutually beneficial.

Mission-driven groups (e.g., faith-based,
nonprofits, neighborhood groups) can function
as local community leaders and drum up
support for housing initiatives, encourage the
community’s involvement in public planning
processes, identify unused or underutilized
parcels of land for future development, and
contribute personnel time and resources
toward programming and other supportive
services. These organizations also are often
involved in the development of housing,
either directly or through a joint-venture
partnership with a private developer, and can
make housing proposals more competitive or
make new funding streams accessible to the
developer through their nonprofit status.
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Expiration of funding streams. Funds
earmarked for affordable housing production
often have an “expiration date” by which
they must be either used for their intended
purpose or returned to the funding source.

Enforcement mechanisms. When awarding
funds for development to a third party

(e.g., a private developer), governments

are responsible for ensuring that party’s
compliance with the specific funding program.

Complicated award process. Most
governmental entities are bound by
competition requirements when making
large awards to ensure fairness and
transparency. These requirements can
be difficult to navigate and, when overly
cumbersome, can result in project delays
and increased costs.

Regulations and restrictions required
when using Federal funding. The inclusion
of Federal funds in a project can result in
additional regulatory obligations for both
the jurisdiction and the developer. For
example, CPD funds can require prevailing
wage standards, environmental reviews,
income limits, and subsidy layering reviews,
and limitations on the timing and source of
payment for project costs.

WHAT ARE THE CHALLENGES AND POTENTIAL SOLUTIONS?

POTENTIAL SOLUTIONS

« Plan carefully and establish robust

accounting practices to ensure that all
funds are fully committed and spent by
the deadlines.

+ Grant special status to affordable housing

developments that may fast-track through
the planning process.

« Ensure that solicitations, written

agreements, and program policies
describe the various funding programs,
their associated requirements, and the
monitoring and enforcement mechanisms.

« Evaluate the solicitation process for

housing funds for simplicity and fairness.

+ Streamline complex and costly application

processes when possible so that funding
is attainable for small, new, and nonprofit
developers.

+ Develop and require periodic trainings for

local government staff on CPD rules and
regulations, with a curriculum targeted
toward specific job functions.

« Access a multitude of resources on the

HUD Exchange to support planning for and
monitoring of CPD-funded activities.

« Connect with HUD field office staff for
assistance with CPD funding compliance.
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PROJECT SPOTLIGHT:
AVONDALE TRACE

The development of Avondale Trace, in High Point, NC, is an

innovative example of how the city of High Point was able HIGHLIGHTS

to use $650,000 of Section 108 funds as leverage to obtain . Affordable housing units: 72
$10.4 million of private capital and create a public-private

partnership to facilitate the construction of new affordable + Use of HUD CPD funding: Section
rental housing. The project is a 72-unit multifamily rental 108 funds to leverage financing

development located on a 7.75-acre site. The development
includes a clubhouse building, playground, and picnic area
on the site located in the growing area of North High Point.
The units are targeted to families that earn between 40%
and 60% of the area median income (AMI).

Key stakeholders: City of
High Point, North Carolina
Housing Finance Agency,
Wynnefield Properties

HUD, the city, the North Carolina Housing Finance Agency

(NCHFA), and Wynnefield Properties forged a strong

partnership to create the project. The use of Section 108 funds to purchase and improve the site
allowed the city of High Point to preserve its HOME funds, which were originally used to secure
the 9% LIHTC allocation. Section 108 funding expenditures must follow similar rules to the
CDBG program, which include restrictions on the construction of new rental housing. Because
of these restrictions, the Avondale Trace Apartments project required the creative structuring of
financial resources.

After paying for site acquisition and improvements using, in part, the Section 108 funds, the city
conveyed the property to a limited partnership created by Wynnefield Properties. Wynnefield
secured LIHTC and other funding sources to construct the property, including an NCHFA Rental
Production Loan, an NCHFA Work Force Housing Loan, and a conventional first mortgage loan. The
state’s Rental Program Loan requires the payment of 2% interest over a 20-year term. Both the
Rental Program Loan and the Section 108 loan are structured as “soft debt” for the project. The
NCHFA Work Force Housing Loan is available as a result of an appropriation of the state of North
Carolina that has been used in conjunction with LIHTC transactions. The Work Force Housing Loan
is structured as a zero (0%) loan that does not require an annual payment out of the cash flow from
property operations.

Read more about this project here.
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STRATEGY 2

EFFECTIVE USE OF
EXTERNAL FUNDS

imitations on available financial
L resources, particularly below-market

funding streams, are a barrier to
affordable housing production. Local
governments can better leverage their own
resources and guide development partners
when they understand the full range of funding
sources and financing mechanisms available for
housing developers. This section explores the
funding options available to developers in the
marketplace or through subsidized programs
(public and private) for the development
of affordable housing. Because traditional
funding sources are often scarce, competitive,
or costly due to the required upfront fees and
accrued interest, this section also describes
less conventional ways of funding affordable
housing that may present unique opportunities
for localities willing to try new paths.

®

WHAT IS NEEDED
TO IMPLEMENT THIS
STRATEGY?

To fully leverage available resources and
maximize the likelihood that developers

can attract competitive funds to projects in
the community, local governments need to
establish strong partnerships with a wide
range of stakeholders. They also need to take
an active role in shaping the local vision for
affordable housing development and support
private developers who can help advance
that vision.

Strong partnerships across public,
private, and nonprofit sectors. Successful
affordable housing development is usually
the result of a multilayered partnership.
Establishing relationships and a shared vision
with the target community, developers, &=
housing-related nonprofits, local advocacy

groups, and funding agencies takes time

and effort, and can never be done too early.

This is a crucial step in ensuring that the

chosen approach to housing affordability is

informed by multiple viewpoints, inclusive

of underrepresented voices, and relies on a

broad network of supporters.

Strategic housing plan. Whether pursuing
development directly or through partnerships,
governments can strengthen their efforts by
establishing a detailed strategic housing plan
that creates a framework to guide housing
development and describes their intended
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development goals. As a first step, a housing
needs assessment, like the one required

as part of the HUD CPD Consolidated Plan
process, can uncover the most pressing
housing deficits and identify areas where
affordable housing development is likely to
produce the greatest impact. Since housing
assessments should highlight especially
vulnerable or rent-burdened groups in the
community, they also present an excellent
opportunity for governments to explore
equitable development pathways.

Dedicated housing staff. Affordable housing
development is a complex process that
requires technical competency and the ability
to navigate difficult conversations. A dedicated
housing staff familiar with development
processes who can mediate among the private
sector, funding partners, and regulatory
bodies can function as the spokesperson for
the local government in order to communicate
with external and internal partnersin an
effective and constructive manner. Where
funding limitations prevent the hiring of
dedicated housing staff, capacity building
among existing staff should be a priority.
Consulting and community development
organizations also may provide a comparable
service on a temporary or permanent basis.

Collaboration across all government
levels spurred the development of

a 72-unit multi-family affordable
rental housing site with community
amenities in High Point, NC. Learn
how Avondale Terrace benefited

from the cooperation of its
government partners.

WHAT ARE SOME
COMPONENTS OF THIS
STRATEGY?

Funding for affordable housing development
comes in many forms from a wide range of
sources. Below is a list of the most commonly
used sources for development across the
country, as well as some unique and creative
options, whose availability may depend on a
locality’s specific resources, legislation, and
political environment.

External/Third-party sources
of funding

Local governments can aid developers in
securing third-party funds and outside
investment by nurturing partnerships with
investors and funding providers and becoming
familiar with the funding options most
commonly available to developers.

FEDERAL HOME LOAN BANKS’ (FHLB)
AFFORDABLE HOUSING PROGRAM (AHP)
AHP is a competitive funding program for the
production and preservation of affordable
housing (both rental and homeownership)
funded by the government-sponsored FHLB
system. AHP funds can be either grants or
low-interest loans, and are typically combined
with other development sources, such as
LIHTC proceeds. Similar to the LIHTC program,
awards are made to developers directly. Thus,
localities can help shape the resulting projects
by collaborating with developers early on.

HISTORIC TAX CREDITS (HTCs)
Administered by the National Park Service and
the Internal Revenue Service, HTCs provide
capital funds for developers undertaking a
substantial rehabilitation of a historic asset.
HTCs can be used in the rehabilitation of
historic residential buildings or the adaptive
reuse of other historic structures.
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https://www.fhfa.gov/PolicyProgramsResearch/Programs/AffordableHousing/Pages/Affordable-Housing-Home-Loan-Banks.aspx
https://www.fhfa.gov/PolicyProgramsResearch/Programs/AffordableHousing/Pages/Affordable-Housing-Home-Loan-Banks.aspx
https://www.nps.gov/orgs/1739/index.htm

HOUSING FINANCE AGENCY (HFA)

RISK-SHARING: SECTION 542(C
Administered by approved HFAs, the program
provides low-cost capital to spur the
development of rental housing through risk-
sharing arrangements between HUD and HFAs.
This assists these agencies by providing more
insurance and credit for multifamily loans.

INVESTMENT TAX CREDITS (ITCS) AND
OTHER ENERGY EFFICIENCY FUNDING
ITCs are commonly referred to as “solar tax
credits” because they may be used to cover a
portion of the costs of installing solar arrays.
ITCs and other funding mechanisms, such as
utility rebates, energy performance contracts,
and Property Assessed Clean Energy (PACE)
programs, can be used as part of the funding
stack for housing projects that commit

to certain levels of energy efficiency and
renewable energy generation.

LOW-INCOME HOUSING TAX

CREDITS (LIHTCS)

These are allocated by State HFAs to private
developers for the production or preservation
of low-income housing. They can take the
form of competitive 9% LIHTC awards or
non-competitive 4% awards, which can be
paired with local or State tax-exempt bond
proceeds. While the awards are made directly
to developers, local governments can work
with and lend their support to local developers
to help shape their proposed projects and
make their applications more competitive.
LIHTC has developed or preserved 3.6 million
apartments since 1986.

NEW MARKETS TAX CREDITS (NMTCS)

Local organizations called Community
Development Entities apply for NMTCs from
the Community Development Financial
Institutions Fund and invest the proceeds into
public interest projects (including affordable
housing construction) in qualified low-income
communities.

OPPORTUNITY ZONES (0ZS)

Created in 2017, OZs offer a tax incentive for
people and corporations to invest in distressed
communities across the country. Affordable
housing development can be structured

in a way to leverage these incentives when
proposing housing in an OZ.

TAX-EXEMPT BONDS

These are typically issued by State or local
government agencies and, as mentioned
above, are often in conjunction with an award
of non-competitive 4% LIHTCs. Tax-exempt
housing bonds function like loans that are
contracted by governments and then passed
along to developers but with one important
difference: With tax-exempt housing bonds,
the investor who purchases the loan is exempt
from income taxes on the interest earned
from that loan. This results in higher returns
for the investor when compared with taxable
bonds. As a result, the terms of the loan

for tax-exempt housing bonds are typically
more favorable for the borrower than the
terms of taxable loans. These favorable terms
are then passed on from the borrower (the
government agency that issued the bonds) to
the developer, resulting in a low-cost loan for
the housing project.

HTCs help enable affordable housing
development. Read about how the
Housing Trust of Rutland (VT) used
HTCs to convert a former parochial
school to Lincoln Place, an

affordable complex dedicated to
preventing homelessness.
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Creative financial mechanisms
and affordable housing models

To achieve a significant increase in

affordable housing supply, local and State
governments may not be able to rely solely on
well-established sources of funds. Through a
creative approach to funding strategies and

a broad perspective on who may provide

that funding, governments may open up new
possibilities for the creation of affordable
housing, both within their jurisdiction and in
other communities where their success may be
replicated. What follows is a non-exhaustive
list of potential funding mechanisms and
affordable housing models that go beyond the
more conventional sources listed above.

COMMUNITY LAND TRUSTS (CLTS)

PN

4¥= CDBG, HOME, HTF

A CLT is an affordable homeownership or rental
housing model in which a single entity, typically
a nonprofit or quasi-governmental
organization, maintains ownership of the land
when a household purchases the home that sits
on top of it. The household pays a nominal
amount to the CLT on a monthly basis to lease
the land. CLT maintains long-term affordability
by removing the cost of the land from the value
of the home and limiting resale to income-
eligible households at an affordable price.

DEED-RESTRICTED HOMEOWNERSHIP

/<\
3= CDBG, HOME, HTF, §108

In much the same way that rental units, such as
those funded through CPD sources including
HOME and HTF, can be subject to rent
restrictions to ensure their affordability, resident-
owned homes may be kept affordable through
limitations on sale prices. In areas with rapidly
escalating property values, deed restrictions can
secure the long-term affordability of homes
developed for and/or purchased by low-income
households. The seller is able to realize a fair
return on their investment, but not the full
benefit of price appreciation.

EMPLOYER-ASSISTED HOUSING

(EAH) PROGRAMS

Public and private sector employers can
initiate EAH programs, which typically involve
subsidizing housing costs for employees

who live in proximity to the workplace.
Government agencies can offer incentives for
private sector employers that provide EAH
programs, such as a dollar-for-dollar match of
funds, encouraging their implementation and
enhancing their effect.

LIMITED EQUITY COOPERATIVES (LECS)
Residents of LECs purchase a share of the
entire property rather than an individual unit
of housing. LECs are typically only available

to low- or moderate-income households

and limit the resale of its shares to a
predetermined price or rate of appreciation to
ensure long-term affordability.

TENANT OPPORTUNITY TO

PURCHASE ACT (TOPA)

TOPA allows the resident control over the long-
term affordability of their units and prevents
the displacement of low- and moderate-income
households and for some jurisdictions, is a

tool related to LECs. Typically, TOPAs enable
tenants of a multifamily building to exercise

a first right of purchase, providing them

with an opportunity to collectively purchase
their building prior to its sale to a third-party
purchaser, thus transferring property ownership
into the hands of the tenants.

MEDICAID WAIVERS AND OTHER
SUPPORTIVE SERVICES FUNDING
Housing developments that aim to provide
supportive services to residents can
sometimes struggle to fund such services.
Medicaid waivers are a way in which health
services providers can access Federal funding
to provide supportive services on-site at
residential communities. Other sources of
funding for supportive services are available
through HUD’s Continuum of Care Program
for projects that serve persons who are either
homeless or at risk of homelessness.
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SOCIAL IMPACT BONDS (AKA PAY-FOR-

SUCCESS FINANCING)

These refer to public-private partnershipsin
the form of performance-based contracts,
where investors provide funds for a project
expected to have a positive social impact

and are repaid by the government when that
impact is achieved. Social impact bonds are
often used for new or rehabilitated affordable
and supportive housing units. This type of
partnership can be an excellent avenue for
incorporating equity-focused goals into
development (or redevelopment) strategies
because social impact bonds will often include
metrics that go beyond the delivery of physical
units, such as populations to be served,
specific communities in which to invest, and
employment opportunities generated.

WHO ARE THE KEY
PARTNERS?

State Housing Finance Agencies administer
each State’s LIHTC program and often other
important resources such as below-market
loan products and rental assistance funds.

Community Development Financial
Institutions (CDFIs) have access to low-cost
funds from the Federal Government, as well
as private investors, and can be an important
source of below-market funding for affordable
housing development and other housing-

related services. CDFls also may be able to
provide local governments with staffing or
capacity training for the administration of

local funds.

Traditional market rate loans from private
lenders are an important piece of the funding
puzzle for affordable housing construction.

On occasion, grants and low-cost loans for
housing development also may be available
through private investors (e.g., large
employers will sometimes make an investment
commitment to the communities in which they
open new offices).

Entities with a stake in affordable housing.
A critical path toward more and higher
quality affordable housing involves bringing
in investors who are not traditionally viewed
as participants in the housing development
process. For example, the healthcare and
education industries, large employers, and
service providers such as banks and utilities
can all benefit from the production of housing
and are therefore potential funding partners
in this effort. Additionally, their involvement
can help address existing patterns of
inequity in the delivery of essential services,
access to jobs and amenities, and community
investment by enriching the housing product
with supportive services, workforce training,
mixed-use development approaches, and other
community improvements.
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WHAT ARE THE CHALLENGES AND POTENTIAL SOLUTIONS?
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Reporting and compliance
requirements. The use of
subsidized funding can trigger
complex reporting requirements
that must be observed by the
locality, the developer, or both.

Staff availability. Administering
funds and development
partnerships is a time-consuming
and long-term commitment.

Project prioritization. Given the
limitations of funding and real
estate, giving the “green light” to
one project often means declining
or delaying another.

Outcome tracking and

evaluation of existing programs.

Tracking outcomes closely can

be technically challenging but

it usually leads to program
improvement, a more efficient
use of public funds, and may help
secure future funding.

POTENTIAL SOLUTIONS

Identify the frequency, format, and documentation
required to report on each funding source.

Communicate requirements to all development
project participants at the beginning of the
project and ensure that reporting responsibilities
are understood.

Ensure that the staffing plans match the demands of
the funds and the partnerships administered.

Evaluate the feasibility of dedicated housing staff to
support ongoing development activities.

Consider contracting with third-party consulting
companies for assistance with administering funds
when local permanent staffing is insufficient or

not feasible. Note that subsidized funding typically
requires direct oversight by a jurisdiction’s own staff,
so key decisions on funding administration cannot be
made by external parties.

Establish and follow a clear, transparent, and publicly
informed project prioritization and selection method.

Develop underwriting guidelines that evaluate the
funding feasibility of a project, as well as readiness.

Incorporate data collection practices during the
design phase for new programs.

Institute data collection processes and protocols into
established programs when they are missing.

Maintain systems over the programs’ lives to evaluate
and compare project outcomes and effectiveness.

Partner with educational or community development
institutions with technical expertise in program
evaluation, if available.

A PRIMER | INCREASING THE SUPPLY OF NEW AFFORDABLE HOUSING

24



PROJECT SPOTLIGHT: ERIN PARK

Erin Park, located in Eastpointe, MI, is an example of how

deed-restricted homeownership provides an affordable HIGHLIGHTS

housing option in an area of single-family homes

and duplexes. Affordable housing units: 52
rent-to-own

Eastpointe is a fully built-out suburb that suffered since the

housing market crash in the early 2000s and has not fully Number of project-based

rebounded. Most dwellings in this area are single-family vouchers: 18

and two-family homes built prior to World War Il. To
increase homeownership opportunities, a rent-to-own
lease-purchase program is being employed.

Targeted population: Residents
at, or below, 60% of AMI

The developer, Community Housing Network Inc. (CHN),
built the project on the site of a vacant, uninhabitable
school in the East Detroit school district. Erin Park

consists of 52 two- and three-bedroom units in dozens of
one- and two-story buildings. Erin Park has 18 units with
project-based vouchers, provided by the Michigan State
Housing Development Authority. The site also contains eight
Section 811 units. The $16 million development benefited
from a $560,506 allocation of HOME funds, which was an
important source of gap financing.

Although Erin Park is a mixed-income development housing residents at between 30% and 80%
of AMI, the majority of the residents are at or below 60% of AMI. The units are available to tenants
via 15-year lease-to-purchase contracts. In year 13 of the contract period, CHN will engage in
conversations with existing residents to provide them with an option to purchase their unit. At the
end of the 15-year compliance period, residents will have the option to purchase their unit at an
affordable price. Those who are not able or do not wish to purchase can remain as residents, and
upon ending their lease, the units(s) will be sold for affordable homeownership.
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STRATEGY 3

LAND USE AND
ENTITLEMENT POLICIES

any communities struggle to identify
M quality land that is well suited to

affordable housing development,
while developers often find that overly strict
regulatory and permitting requirements
threaten to delay or derail affordable housing
projects. To effectively increase the supply
of affordable housing, communities can
appropriately maximize density and foster
affordability with modest home sizes, which
can yield significant quantities of housing
while minimizing urban sprawl and its related
environmental impacts. Local governments
also can spur affordable housing production
by simplifying their entitlement process (i.e.,
the legal process by which developers obtain
the necessary government approvals to
proceed with a proposed development plan),
particularly as it relates to an increase in density
and long-term affordability restrictions.

Zoning restrictions, high land prices, and unsuitable/undesirable land can make it

WHAT IS NEEDED
TO IMPLEMENT THIS
STRATEGY?

Communities have two main tools for managing
land use in the context of affordable housing:

1. The Comprehensive Plan maps out a
community’s values, priorities, and goals for
development and establishes a framework
and justification for future city ordinances.

2. Zoning ordinances, including subdivision
ordinances, allow localities to establish
various categories of land, called zones, and
then regulate land use according to these
classifications.

Local communities aiming to increase the
supply of affordable housing can employ
these tools to foster an equitable land use
framework—that is, an approach to land use
that encourages inclusivity by allowing for a
variety of housing types and ensuring access
to opportunity-rich areas for households with
low and moderate incomes.

prohibitively difficult to build affordable units. In some towns and city neighborhoods,
zoning ordinances ban small-lot homes, cottages, or multifamily housing. In other
communities, strict zoning limits and discretionary approval processes can drive up
the time, risk, and cost of building affordable homes so that their development is

not financially viable. In redeveloping neighborhoods and those with strong housing
markets, high land prices due to intense competition make viable development

opportunities scarce.
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WHAT ARE SOME
COMPONENTS OF THIS
STRATEGY?

ACCESSORY DWELLING UNITS (ADUS)
ADUs are homes built on the same lot as

an existing single-family house, such as
basement apartments, carriage houses,

or stand-alone buildings, that increase
density while minimizing aesthetic changes
to the community. In addition to lowering
housing costs by promoting density, ADUs
can directly produce affordable housing if
the local government institutes affordability
requirements as a condition for new ADU
permits. Local governments can revise
their codes to allow ADU construction in
single-family housing neighborhoods, or if
they already do, they can consider adding
affordability requirements, reducing the
minimum eligible lot size to accommodate
these units, and revising setbacks and floor
area ratio minimums that may otherwise
prohibit their construction.

ADAPTIVE REUSE OF COMMERCIAL/
OFFICE BUILDINGS FOR HOUSING

As communities evolve, a portion of

the existing buildings are abandoned,
underutilized, or become functionally obsolete
and may be suitable for repurposing as
affordable housing. Restrictive and difficult-
to-change zoning can be a barrier to adaptive
reuse projects. Communities can adopt more
flexible zoning requirements to save these
developments the time and costs associated
with a lengthy variance approval process.

BROWNFIELDS

As defined by the U.S. Environmental
Protection Agency (EPA), a brownfield

is a property on which expansion,
redevelopment, or reuse may be complicated
by the presence or potential presence
of a hazardous substance, pollutant, or
contaminant. Particularly in areas with
limited land availability, brownfield
remediation expands the inventory of
potential affordable housing sites and
presents valuable opportunities for infill

development. EPA provides grants for
brownfields assessment and cleanup.

DENSITY BONUSES

This strategy provides an incentive for
developers to create affordable housing by
allowing the construction of more units than
zoning would otherwise allow on a given

site in exchange for affordable units. Density
bonuses can improve the financial feasibility
of affordable housing development because
additional units offset the lower per unit
revenue. This strategy can be particularly
effective to add to the affordable housing stock
in higher income and higher cost communities.

EXPEDITED PERMITTING FOR
QUALIFYING PROJECTS

Fast-tracking affordable housing
developments through the permit approval
process saves time and minimizes project-
related soft costs. Strategies for moving
projects more quickly include prioritizing
affordable housing developments for
review; combining planning, permitting, and
licensing into one office; providing customer
support to quickly resolve issues; and
adopting an electronic permitting system.

LEGAL AUTHORITY FOR PLANNED UNIT
DEVELOPMENTS (PUDS)

PUD refers to a type of master-planned
development. The associated regulatory
process provides added flexibility for a
developer to meet holistic land use goals
without the constraints of zoning and density
requirements on a parcel-by-parcel basis.
This approach allows a mix of housing types
(e.g., multifamily, single-family, townhome)
and land uses (e.g., residential, commercial,
open space/parks). PUDs can encourage
affordable housing development with
building clusters that result in a cost savings
through efficient infrastructure and right-of-
way design and construction. In some areas,
PUDs can be controversial due to their broad
scope and high-profile nature. Communities
that decide to adopt PUD regulations should
include thoughtful and inclusive design
processes to mitigate community opposition.
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REDUCED OR WAIVED FEES

FOR QUALIFYING PROJECTS
High-impact permit processing and tap

fees and/or excessive special assessment
districts can have a significant impact on
development costs. While the collection of
these fees is necessary to fund the delivery of
critical services, unnecessarily high fees may
discourage affordable housing development.
Local governments with high fees should aim
to balance the need to collect fees and special
assessments with the communal benefit of an
increase in the supply of affordable housing.
Local governments may consider reducing or
waiving a portion of the fees for affordable
housing development.

REDUCED PARKING REQUIREMENTS
FOR QUALIFYING DEVELOPMENTS

This flexibility allows planning staff and
decision makers to consider the true parking
needs of a specific affordable housing
development. Standard parking requirements
impose significant costs and waste valuable
land on parking lots that sit empty.

Decision makers can ensure that parking
accommodations meet the needs of the target
population and avoid the burdensome cost of
outsized land requirements.

REGULATIONS FOR ALTERNATIVE
BUILDING METHODS

Factory-built homes can be designed and
constructed so that they are indistinguishable
from stick-built housing (i.e., wooden frame
homes constructed on-site) and often are

more cost-effective to produce. However,

some communities do not allow this housing
type in their zoning codes. Localities can

revise their codes to allow greater flexibility for
alternative housing types while including basic
design restrictions to maintain neighborhood
character and resilient building standards. This
added flexibility can result in more efficient
construction that expedites the completion of
affordable units. It also can allow the jurisdiction
to permit newer and more cost-effective
construction techniques more easily as they are
developed, such as the emerging technology to

build homes through three-dimensional printing.

STREAMLINING THE CONVERSION

OF SINGLE-FAMILY HOMES

Local governments may want to review and
update their approval processes to foster the
conversion of single-family homes to multi-
unit buildings. By increasing the number of
units within each building, these conversions
result in increased density and affordability
without new construction or changing the
character of a neighborhood.

UPZONING

Modifying zoning codes to reduce bulk and
height limitations and increase allowable floor
area ratios allows developers to accommodate
a greater number of units at more affordable
prices. Communities can evaluate their growth
strategies and allow for this kind of “upzoning”
in neighborhoods targeted for development. It
is important to highlight that upzoning does not
have to mean high density because allowing for
duplexes and quadplexes instead of single-unit
lots can often provide gentle density increases
that help support greater housing supply.

Land use flexibilities, especially

in high costs markets, enable the
development of affordable housing
for the local workforce. Read how
Brewster Woods at the Cape in
Cape Cod, MA benefited from using
these strategies.

ZONING OVERLAY DISTRICTS

A zoning overlay district is a defined area upon
which additional land use requirements or
flexibilities apply to promote a specific goal.

In exchange for housing affordability, a zoning
overlay district can allow increased density in
a targeted area, such as adjacent to a transit
hub. This strategy can encourage mixed-use
development and help maximize the number of
units in strategic locations, as well as increase
mobility for residents and transit options.
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WHO ARE THE KEY
PARTNERS?

Political leadership is crucial in setting
the local housing agenda and directing
coordination across departments when
adjusting the local regulatory framework.

When a local government is considering
changes to land use codes that will have a
lasting impact on the built environment,
local government representatives should
conduct outreach to neighborhood-based
organizations, such as homeowners’
associations and other less formal
neighborhood groups, to gather public input
and buy-in. If potentially impacted areas of
the community have not organized, local
government staff can canvass the area and
engage neighborhood residents as well.

Housing advocacy groups may be able

to convene numerous stakeholders in

the affordable housing industry, such as
developers, service providers, and funders.
These groups can provide valuable insight
regarding the challenges to housing
development affected by local land use
regulations. Housing advocacy group
members also may help build support for
changes to land use requirements intended to
make housing development more efficient.

Municipal planning and legal departments
each have a significant role in updates to the
local land use code and will have to designate
staff time and resources to implement

major changes.

School districts have an interest in the
availability of housing because students who
are unhoused or unstably housed typically
struggle more in school. Additionally,
development-related fees and property

taxes provide funding for local schools. When
considering changes to the fee structure or an
alternative to traditional property taxes for
affordable housing developments, communities
should engage with local school districts to
understand how additional flexibility may
impact the school system. This engagement
can also mitigate potential opposition to the
proposed land use adjustments.

Transit agencies provide critical
infrastructure for the mobility of affordable
housing residents and the community at
large. Developing affordable housing near
public transit can further reduce living costs,
and the increased mobility can give residents
opportunities from a larger job market.
Additionally, like schools, transit agencies
may receive a portion of their funding from
development impact fees. Communities
should engage local transit authorities to
ensure adequate service will be maintained
through coordinated long-range planning.
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Making changes to local land use regulatory
frameworks requires a commitment of staff
time and funding. Municipal and county
community development staff are often
managing competing priorities and heavy
day-to-day workloads.

Planning and zoning regulations are
highly technical.

Amending land use regulations may require
a lengthy approval process, with multiple
public meetings for elected officials to
openly evaluate proposed changes and allow
for citizens’ comments.

Communicating the need for collaboration
across different departments that have

a stake in land use can be challenging if

the staff across agencies do not share a
common vision or are unable to articulate
their values in ways that can be understood
by others. This can lead to a difficult
entitlement process and delays in funding
and construction.

Public buy-in is not a foregone conclusion
when a local government makes changes to
its land use requirements to foster housing
development.

WHAT ARE THE CHALLENGES AND POTENTIAL SOLUTIONS?

POTENTIAL SOLUTIONS

« Ensure that staff have the resources and

bandwidth to manage revisions and/or
consider hiring a land use consultant to do
the bulk of the work.

« ldentify appropriate staff with advanced

knowledge of local codes and technical
skills to draft changes that will minimize
the unintended consequences.

» Develop and adhere to an implementation

plan and schedule to minimize delays.

+ Manage expectations and ensure that

stakeholders understand that, although the
process can take time, it is a worthwhile
investment that can reap long-term
community benefits.

» Encourage patience and questions early in

the collaboration process to foster cross-
sector communication.

» Provide opportunities for representatives

from each stakeholder agency (e.g.,
school districts, transit) to explain their
interest in the process or the regulation
slated for change.

« Craft and adopt a communication plan to

control the narrative and curtail the impact
of misinformation.
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PROJECT SPOTLIGHT:
BREWSTER WOODS AT THE CAPE

Brewster Woods at the Cape is located on a formerly empty
lotin Cape Cod, MA. The project is targeted to those who
work in the community but cannot afford to live there --
teachers, service workers, and healthcare workers - due

to the area’s prohibitive cost of housing. Due to a strong Number of project-based
partnership between the Town of Brewster, state of vouchers: 7
Massachusetts, Preservation of Affordable Housing, Inc.
(POAH), and Housing Assistance Corporation, Brewster
Woods at the Cape will be composed of 29 units of rental
housing, serving low- and moderate-income households,
including eight one-bedroom, 18 two-bedroom, and
three three-bedroom floor plans. The project will have
seven project-based vouchers to serve households below 30% of AMI in addition to three Section
811 supportive housing units, allowing low-income persons with disabilities to have access to
appropriate supportive services so they may live as independently as possible.

HIGHLIGHTS

Population served: Service
workers in the community

Development of the project began in 2015 when Housing Assistance Corporation, a nonprofit that
provides housing programs and services to the Cape Cod community, was awarded the RFP by the
Town of Brewster for a property set aside for housing in the 1990s through a long-term lease.

With total development costs of $12 million, it is typical for an affordable housing project of
this size to require several layers of funding, including capital subsidies, from local, state, and
federal programs. A $1.68 million Massworks grant funded site clearing and infrastructure -
roads, sidewalks, and utilities. Additionally, the building fee was waived, and the permitting
process, which can be very onerous for a multifamily development, was expedited by the state,
which allows for more flexible zoning rules. Brewster Woods at the Cape also benefited from a
$2.4 million loan from the Massachusetts Housing Partnership; $1 million in Affordable Housing
Trust Funds from MassHousing; $450,000 from Community Economic Development Assistance
Corporation; $550,000 in Brewster Community Preservation Act money; and $800,000 in local and
state HOME funding ($250,000 from the local HOME Consortium and $550,000 from the state’s
Department of Housing and Community Development funds).

POAH is pushing the envelope on sustainability, including building the property to a passive
house standard. Cape Light Compact, a nationally recognized award-winning energy services
organization, partnered with POAH to fund some of Brewster Woods’ sustainability attributes.

+ Affordable housing units: 29
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STRATEGY 4

DEVELOPMENT OF

PUBLIC PROPERTY

overnments and quasi-governmental
G agencies—land banks, housing

authorities, and transit agencies,
among others—sometimes own or control
vacant or underutilized real estate. When
land for affordable housing production is
hard to come by in the market due to scarcity
or prohibitive costs, underused publicly
owned property can become an attractive
alternative. Public-private partnerships often
result from these opportunities, such as when
a private developer builds housing on land
made available by the local government.
Government agencies themselves also may
redevelop existing property to provide
affordable housing options, typically
through a public housing authority or similar
public entity. Regardless of private sector
involvement, the development of public
land requires keen regulatory expertise and
careful attention to procedure as the public
nature of the planning process often means
close scrutiny by the community and other
interested parties.

WHAT IS NEEDED
TO IMPLEMENT THIS
STRATEGY?

Government agencies need to ensure that they
have the essential tools and capacities before
pursuing the development of public property,
including the following:

=

Statutory authority and development
partnerships. Not all public or quasi-
public agencies have the statutory power to
develop housing themselves, so identifying
where that authority lies is an important
early step for governments interested

in pursuing the direct development of
housing. Rather than pursuing direct
development, many government agencies
establish partnerships with private or
nonprofit developers to avoid issues with
developing authority or internal capacity.

Central inventory of available real
estate. Public property that can be
developed comes in many forms,

ranging from vacant land to occupied

but underutilized or outdated buildings.
Identifying and maintaining a list of
potential land for redevelopment is a great
start for local governments aiming to make
use of public assets for affordable housing.
Governments can later share this list with
interested developers or to be utilized for
other public initiatives.

Right of first refusal policies. Adopt
policies that require public agencies to
first make surplus or underutilized public
land or buildings available to developers
who commit to creating affordable housing
units. Once a pre-approved period of time
has passed and the property has not been
purchased, then it may be opened up for
other purposes.
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» Engagement of all public agencies
with a real estate portfolio. Transit
agencies, school districts, special districts
(e.g., water, hospital, cemetery), and
redevelopment agencies are examples of
public agencies that often have extensive
real estate portfolios. Identifying and using
surplus property should not just be limited
to city, county, or State resources.

WHAT ARE SOME
COMPONENTS OF THIS
STRATEGY?

ADAPTIVE REUSE OF PUBLIC
BUILDINGS

/<\
3= CDBG, HOME, HTF, §108

Converting non-residential buildings to
housing can add to the land available for
affordable housing and help address blight
and the high maintenance costs of public
property. As demographics shift and
technologies change, there may be
opportunities for repurposing buildings and
structures that are no longer fully utilized for
their intended purpose. Common examples
are oversized school buildings, unused
parking lots, and government buildings that
can be consolidated.

Assuage community opposition
to affordable housing through
education and outreach. Learn
more about fostering community
support for new affordable
housing development.

CO-LOCATING AFFORDABLE HOUSING
AND OTHER PUBLIC USES

/<\
4= CDBG, HOME, HTF, §108

Localities also may consider incorporating
affordable housing in new public projects.
Many communities have been successful in
building affordable housing on top of public
libraries or healthcare facilities. With clear
social, economic, and environmental benefits,
they are often an easier sell to those who
would otherwise oppose affordable housing in
their backyard.

REDEVELOPING BLIGHTED AND
VACANT PRIVATE PROPERTY

/<\
o CDBG, HOME, HTF, §108

This refers to land/buildings that become
available for redevelopment via tax liens,
foreclosures, or similar mechanisms whereby
government agencies can take possession of
non-conforming or tax-delinquent private
property. Specific local ordinances and State
laws will typically govern how governments
may redirect or dispose of these types of
properties.

REDEVELOPMENT OF PUBLIC LAND

/‘<\
T CDBG, HOME, HTF, §108

This is a particularly effective strategy in urban
areas where land for development near
desirable amenities can be scarce or
prohibitively expensive. By partnering with
public agencies (e.g., transit authorities, parks
and recreation departments, land banks) that
may control land in desirable areas for the
development of affordable housing,
governments can create affordable housing in

areas where the market may be unable to do so.

Wi
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WHO ARE THE KEY
PARTNERS?

Government agencies, such as those

that oversee transit, parks and recreation,
education, and special districts, can
contribute the public land and buildings they
control toward housing development. The
nature of these agencies’ involvement in the
development process—whether they are
simply contributing land or are part of the
visioning process and remain involved after
construction—will depend on their history
of involvement in such activities, as well as
the level of engagement and articulation
among public officials before development
efforts begin.

Political leadership is particularly important
for this kind of development. Cooperation
across governmental agencies is essential
because the success of the land assembly
process, co-development efforts, and shared-
use agreements are heavily dependent upon
the ability of these agencies to work together.

Municipal planning, housing/community
development, and legal departments
hold much of the in-house expertise needed
to conduct development activities, making
their participation one of the key aspects of
successful efforts to develop public land.

Private developers often act as co-developers
alongside government agencies and thus

can contribute their experience and technical
expertise to the project. Long-term property
management is another area where a
partnership with a private entity can be
beneficial in complementing the existing
expertise and staffing capacities of

local government.

Neighborhood-based organizations can
help identify development opportunities

and lend support to public initiatives and
targeted legislation.

|

— |
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WHAT ARE THE CHALLENGES AND POTENTIAL SOLUTIONS?

CHALLENGES

Competing priorities within government

and the opportunity costs involved.
Committing resources to housing
development means diverting resources from
other projects and programs. This can become
a source of disagreement among decision
makers within government.

Long-term ownership and control

over property. Especially in the context

of private-public partnerships, ultimate
ownership over the land and its associated
development can become problematic after
the project is built and use restrictions expire,
especially if not addressed clearly during the
development phase.

Rezoning. Because redeveloping public
property typically involves utilizing real estate
that was not originally slated for residential/
multifamily development, rezoning is typically
required, which can slow the process and add
costs upfront.

Public opinion. Community opposition to the
proposed land use (i.e., affordable housing) or
a desire to maintain the property’s current use
can delay or derail a project. This may occur if
the current use has historical characteristics or
is valued by neighbors as open or green space.

« Establish transparent criteria for project

selection and clearly communicate the
expected costs and benefits to legitimize
the decision-making process and allow
constructive debate when opinions diverge.

Consider requiring a community benefits
agreement (CBA) as a condition of the

sale of the public property. ACBAis a
contract signed by community groups and

a real estate developer that requires the
developer to provide specific amenities and/
or mitigations for the local community or
neighborhood.

Ensure that agreements and partnership
documents establish exit strategies and
property disposition at the termination of
the partnership.

Communicate the timelines and risks to set
expectations that acknowledge the inherent
complexities in real estate and affordable
housing development.

Account for potential rezoning delays in

development budgets.

Ensure that the inventory of public land is
publicly available.

Consider detailing exemptions to public
land that can be included in the inventory
(e.g., small sites within coastal zones or
within close proximity to historic sites).
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PROJECT SPOTLIGHT:
LINCOLN PLACE

Lincoln Place is an example of increasing affordable

housing supply through the development of public HIGHLIGHTS

property. Once the home of Immaculate Heart of . Affordable units: 19

Mary School in Rutland, VT, which was abandoned

and uninhabitable, the two-story masonry facility now Use of HUD-CPD funds: Housing
provides 19 units of affordable housing. The Housing Trust Fund, HOME, CDBG

Trust of Rutland designed the property of micro-units

and one-bedroom apartments, along with community
space for socializing, events, and supportive services to
benefit very low-income residents and formerly homeless
individuals. Lincoln Place obtained Historic Tax Credits,
which enabled the developer to preserve elements of the
former school. Unit designs include built-ins - shelves and
tables - to minimize the amount of furniture residents and
management need to purchase. The historic preservation component required the cement block
walls and long hallways to remain, along with a gym that was divided into community and office
space. The Housing Trust of Rutland developed Lincoln Place with the assistance of the Rutland
Housing Authority, which provides project-based vouchers.

Population served: Formerly
homeless or at risk of
homelessness and those below
50% of AMI

Along with the Historic Tax Credits, Lincoln Place received National Housing Trust Fund, HOME,
and CDBG funds, which provided almost 25% of the total development cost of $6,565,269.
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BUILDING SUPPORT

FOR AFFORDABLE
HOUSING DEVELOPMENT

T his Toolkit outlines the many tools, WHAT CAUSES

resources, and strategies that local 2
governments can use to increase the COMMUNITY OPPOSITION:
supply of affordable housing. As a complement Some community members oppose changes
to the preceding strategies and resources, to their communities based on perceived

this section discusses effective approaches negative impacts the changes may have. Many

to addressing community opposition to types of development can provoke these

affordable housing development through concerns, including affordable housing.
consensus building. This type of opposition

has the potential to derail or delay housing
development efforts and contributes to the
present housing crisis across the country.
Itis crucial to work with community
organizations and individuals to alleviate

Community opposition may manifest itself in
different ways, such as:

» Adesire to keep affordable housing out
of a higher income community. This is

potential resistance to affordable housing.
There are multiple strategies with which
local governments can foster support for

sometimes displayed as a fear of decreased
property values and overcrowding.

A concern that additional affordable

affordable housing developments. Because
of the political, technical, and financial
complexities commonly involved in the
production of affordable housing, developers
and proponents of affordable housing benefit
from establishing partnerships that connect
and embed affordable housing projects within » Resistance to the redevelopment of

the community. existing affordable housing due to fears
of displacement. Neighborhood residents
may be concerned about gentrification,
even if redevelopment would result in the
production of additional affordable units.

housing might concentrate poverty in
a community. Often fears of increased
crime and other negative impacts on
the community underlie objections to
developing affordable housing.

* Trepidation toward adding multifamily
housing from an environmental and traffic
standpoint due to increased density and
parking requirements.

A PRIMER | INCREASING THE SUPPLY OF NEW AFFORDABLE HOUSING

37



WHAT ARE SOME
STRATEGIES TO
OVERCOME OPPOSITION?

Overcoming community opposition is primarily
about effective communication and engagement
from the start. Local governments that
effectively build support for affordable housing
development work closely with developers and
community partners to coordinate external
messaging to the public on the need for
affordable housing to foster healthy, vibrant
communities—and they convey this messaging
in clear, consistent, and unambiguous language.

As they engage the neighborhood, the
development team and local government
should include community members in the
development planning process and ensure
that their ideas are heard and their concerns
are addressed. When eliciting the public’s
input, governments do well to offer the entire
community a real and meaningful opportunity
to participate in the conversation by making

it as accessible and engaging as possible.

Doing so has triple benefits: It helps empower
members of the community who are consistently
underrepresented in public forums, it advances
equity and addresses structural racism, and it
ensures that the debate is not dominated by a
particular subset of the community.

Specific community engagement strategies
include the following:

 Invite the input of neighborhood and
community members regarding the planning
and design processes from the start.

By adopting a broader view on
housing and its impacts on society,
local governments can better reflect
their audience’s interests and
concerns and improve the success

of their messaging for housing
production goals. Learn more about
how housing serves as a nexus where
all community sectors come together.

Humanize and illustrate who lives in
affordable housing—police, firefighters,
teachers, and service industry workers, all of
whom are essential to a thriving community.

If available, provide local examples and
data to counter the common assumptions
that affordable housing negatively impacts
property values and/or increases crime.

Frame conversations with the public on
how the proposed housing will meet the
community’s needs.

Eliminate barriers to participation, which
caninclude a variety of measures: Conduct
meetings at a location that is familiar

and accessible to everyone; schedule

public events at varying hours and days

of the week; provide online options for
participation; pursue various methods di=
of engagement outside large townhall B
meetings, such as surveys, charettes, and

small workgroups; make interpreters and

translated materials available where needed;

and take into consideration other barriers,

such as the availability of childcare, the cost

of transportation, differing educational
backgrounds, and so forth.

A PRIMER | INCREASING THE SUPPLY OF NEW AFFORDABLE HOUSING

38



Acknowledge that citizens may lack trust
in the decision-making process because
of historical inequities and set the tone for
honest, transparent conversations.

Build relationships with grassroots
organizers and elect community
ambassadors who can relay the message
back to their communities.

Impose clear boundaries around
unacceptable discourse (e.g., racist or
classist remarks, offensive language,
disruptive behavior) and limit this type of
discourse in public meetings or forums.

Designate a representative on the
property management team to be
available and accountable to neighbors.
Members of the surrounding community
may feel more at ease if they have
someone to contact directly with
concerns, especially about housing that
serves more vulnerable populations.

» Gather allies beyond the development
and financing team by identifying local
housing advocacy, community leaders, or
other stakeholder groups to speak in favor
of the project at community meetings to
demonstrate their support.

e Ensure that the building design captures the
character and feel of the neighborhood.

Finally, as development and local government
staff communicate with residents and
stakeholders, keep in mind the importance of
affordable housing to a thriving community.
Refer to the discussion below for talking points
that may help transform opponents into allies
based on their individual and/or organizational
values and concerns.
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PROJECT SPOTLIGHT:
WESTVIEW VILLAGE

Westview Village redevelopment is an effort to preserve
affordable housing and expand the opportunities HIGHLIGHTS

for housing assistance to other qualifying low- o ARl ur e e
income households with minimal displacement. The

redevelopment also contributes to other neighborhood + Used a unique mix of funding,
improvement measures, including new infrastructure including CDBG-DR, in connection

investments and community facilities for a service- with a RAD conversion

enriched environment. _ ;
Population served: Seniors,

Westview Village replaces the city’s oldest public housing individuals, and families,
property — a 180-unit community on 20 acres built in the including “entry-level”
1950s. The site, co-developed by the Housing Authority households

of the City of San Buenaventura (Housing Authority) and
BRIDGE Housing Corporation (BRIDGE), will consist of
320 new mixed-income homes and apartments built in
four phases, including two multifamily housing sites, one senior development, and 34 single
family homes for “entry-level” families that will be deed restricted. Of the 320 units, 286 will be
affordable, thus adding 106 units of affordable housing to this site post-redevelopment.

Westview Village is a Rental Assistance Demonstration (RAD) conversion. Public housing
properties that undergo RAD conversions and temporarily displace residents due to construction
or renovation must allow these residents to return to the property once construction is
complete. Alleviating resident displacement is a cornerstone of RAD. Of the resident households
that were temporarily displaced, currently 79 are opting to move back into the property once
construction has been completed. The remaining households are either choosing to remain in
the public housing complexes to which they were relocated, purchasing their own homes, or
accepting tenant-based rental assistance, enabling them to move to another subsidized dwelling
of their choice.
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"HOUSING AS...":

THE CONNECTION BETWEEN
AFFORDABLE HOUSING AND THE COMMUNITY

backbone of our thriving neighborhoods, strengthening opportunities for individuals and their families. Local governments can more
effectively convey their affordable housing production goals by integrating the various “Housing as...” approaches (detailed below)
into their planning exercises, community engagement practices and investment decisions.”

A ffordable housing is more than bricks and mortar: rather, it is the nexus at which all community sectors come together and the

Housing As:
INFRASTRUCTURE

Affordable housing can contribute to our communities in important ways, both as a physical asset and a form of
economic activity. Affordable housing development is often accompanied by infrastructure improvements that
positively impact communities. Among these benefits are improving neighborhood walkability and accessibility
by updating sidewalks and streetscapes, increasing the availability of green and open spaces, and bringing
transportation hubs and economic investment to historically disinvested or currently declining neighborhoods.
Environmental advocates, chambers of commerce, and transportation planners may well lend support to
affordable housing development when they recognize its value as a conduit for improved infrastructure.

Housing As:

PUBLIC SAFETY

A lack of decent, affordable housing can have wide-ranging impacts on the security of a community as a whole
and the safety of its most vulnerable members. The availability of affordable housing may correlate to crime
reduction. Eliminating barriers to housing for persons with correctional backgrounds can lead to reduced
recidivism. Housing chronically homeless individuals leads to reduced incarceration and reliance on emergency
medical care, at substantial monetary savings to community taxpayers. Such arguments can be powerful to
police departments, justice advocates, educational institutions, and healthcare providers.
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Housing As:
HEALTHCARE

Housing is recognized as one of the social determinants of health and wellbeing, which are non-medical factors
that influence an individual’s health and quality of life. Housing stability and affordability, the quality of one’s
home, and neighborhood characteristics such as walkability, safety, and environmental quality all have observed
impacts on the health and wellbeing of residents. A compelling argument for healthcare providers is that when
people have increased access to medical services, rather than having to rely on emergency room care as is often
the case with people experiencing homelessness, healthcare costs decrease for both the individual and the
healthcare system. It is becoming increasingly common for affordable housing developments, particularly for
seniors and more vulnerable populations, to include a healthcare component such as a clinic.

Housing As:

WORKFORCE

A potential avenue for facilitating the development of affordable housing is for local governments and
developers to partner with large neighborhood or area employers. Elements that may be of interest to area
employers are:

» Workers need a place to live. When that place is affordable, connected to amenities, safe, and close to their
workplace, workers tend to have higher job satisfaction and employers have better retention.

» The availability of affordable housing near places of employment can boost recruitment efforts and attract
more talent as the available worker pool increases. Shorter commutes can also mean more predictability and
reliability for employers and employees alike.
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Housing As:
CLIMATE RESILIENCE

Housing and transportation are huge contributors to the total domestic carbon footprint affecting U.S.
households. The federal government incentivizes affordable housing developers to incorporate green, energy
efficiency attributes into their new communities. These energy efficiency upgrades also reduce costs of heating
and cooling, increasing long-term affordability for residents. Affordable housing development also provides

an opportunity to increase resilience and preparedness through better stormwater management, structural
improvements, and updated emergency systems. Such innovations are likely to gain community support,
particularly from environmental advocates.

Housing As:
ECONOMIC MOBILITY

Homeownership can provide a pathway to upward mobility, as it provides a way for households to build wealth
over the long term through the increase of home equity. While building wealth obviously benefits individual
families, it benefits the community as a whole by creating an environment where retail venues, restaurants, and
services can thrive. Additionally, safe, stable, affordable housing, whether rented or owned, improves long-term
outcomes for low-income children in educational attainment, family stability, and future earnings.

o
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