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Reader: Affordable Housing Compendium: New York City & National Affordable

Housing Programs

1: The New York City Plan
“The New Housing Marketplace: Creating Housing for the Next Generation”
A. December 10, 2002 Announcement
B. Progress Report 2003

2 New York City Housing Studies

“Reducing the Cost of New Housing Construction in New York City.” New York University School of Law,
Center for Real Estate and Urban Policy; 2005 Update to 1999 Study (Executive Summary, Summary of
Recommendations, List of Recommendations by Implementing Body)

. “Increasing Housing Opportunity in New York City —The Case for Inclusionary Zoning.” Report by PolicyLink

and Pratt Institute Center for Community and Environmental Planning; Fall 2004

“New York City’s Housing Gap: The Road to Recovery.” Report from the Center for Rethinking Development
at The Manhattan Institute by Peter D. Salins; June 2004

2004 Income and Affordability Study.” NYC Rent Guideline Board; April, 2004

“Tracking the Movers.” The Urban Prospect 9(3), Citizens Housing and Planning Council; August/September
2003

“Affordable Housing for All New Yorkers: A review of Mayor Bloomberg’s New Housing Marketplace Plan.”
Housing First!; July 25, 2003

“New York’s Underground Housing.” The Urban Prospect 9(2), Citizens Housing and Planning Council;
June/July 2003

2003 Housing Supply Report.” NYC Rent Guidelines Board; June, 2003

“The Building Blocks for Private Investment in New York City’s Underserved Communities.” Speech by
Richard Roberts/Goldman Sachs, excerpt from FRBNY Economic Policy Review; June 2003

“Preservation First.” Speech by Ronay Menschel, excerpt from FRBNY Economic Policy Review; June 2003

“Heavy Burdens.” The Urban Prospect 9(1), Citizens Housing and Planning Council; March/April 2003

“State of New York City’s Housing and Neighborhoods 2003.” Denise Previti & Michael H. Schill. Furman
Center for Real Estate and Urban Policy, New York University; 2003 (Introduction, Ch. 1 & 4 from Part |,
Part Il & Part III)

. “A Proposal to Enhance Tax and Zoning Incentives for New Housing Production.” Policy Paper Produced

by Citizens Housing and Planning Council of New York; November 2002

“Report of the Citizens Housing and Planning Council on Housing Development in Downtown Manhattan.”
September 19, 2002

“Housing for All.” Mike Sheridan, and “Designing in a Restricting Realm.” Aaron Fish, from Urban Land,
Urban Land Institute; February 2002

“Revitalizing Inner-City Neighborhoods: New York City’s Ten-Year Plan” from Housing Policy Debate 13(3),
Fannie Mae Foundation; 2002

“How Much Housing Do We Need?” from The Urban Prospect 5(4), Citizens Housing and Planning Council;
September/October 1999
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3: New York Metropolitan Region

A. “Out of Balance: The Housing Crisis from a Regional Perspective—Summary” The Citizens Housing and
Planning Council and the Regional Plan Association; April 2004

B. “Westchester County Affordable Housing Needs Assessment.” Final Report prepared for the Westchester
County Board of Legislators by the Center for Urban Policy Research at the Edward J. Bloustein School
of Planning and Public Policy, Rutgers University; 30 March 2004

C. “Inclusionary Housing in California and New Jersey: A Comparative Analysis.” Housing Policy Debate 8(1),
Fannie Mae Foundation; 1997

4: Major United States Cities

Boston

A. “AHousing Strategy for Smart Growth and Economic Development: Report and Recommendations.”
Submitted to The Commonwealth Housing Task Force by the Center for Urban and Regional Policy,
Northeastern University; October 30, 2003

B. “The Greater Boston Report Card 2003: An Assessment of Progress on Housing in the Greater Boston
Area.” Prepared for the Boston Foundation and Citizens’ Housing and Planning Association by the
Center for Urban and Regional Policy, Northeastern University; April 2004

Chicago

C. *“Build Preserve Lead: A Housing Agenda for Chicago’s Neighborhoods.” City of Chicago Affordable
Housing Plan 2004-2008

Los Angeles

D. “City of Los Angeles Inclusionary Housing Study.” Submitted to the City of Los Angeles by David Paul
Rosen & Associates; September 25, 2002 (Executive Summary)

E. “City of Los Angeles Inclusionary Housing Implementation Policies, Practices, and Program
Administration.” Submitted to City of Los Angeles by David Paul Rosen & Associates; June 4, 2003

Philadelphia

F. “A Philadelphia Housing Trust Fund: Ensuring a Future of Affordable Housing and Neighborhood
Revitalization.” Report by the Philadelphia Association of Community Development Corporations;
May 2003

San Francisco

G. 2003-2004 Action Plan. Mayor’s Office of Community Development, City and County of San Francisco; 2003

San Jose

H. Five-Year Housing Investment Plan: Fiscal Years 2002/3 — 2006/7. The City of San José Housing Department;
October 3, 2002

Washington D.C.

I.  “Expanded Housing Opportunity in Washington DC: The Case for Inclusionary Zoning.” A PolicyLink Report;
Fall 2003

5. National Affordable Housing Studies
A. “Housing Supply and Affordability: Do Affordable Housing Mandates Work?” Policy Study 318 by Benjamin
Powell, Ph.D and Edward Stringham, Ph.D, The Reason Public Policy Institute; April 2004
B. “Point of View: Affordable Housing in Europe.” Hunter L. Johnson. Urban Land, Urban Land Institute; March
2004
“Funding Affordable Housing.” Mike Sheridan, Multifamily Trends, Urban Land Institute; Winter 2004
“Europe Looks for Housing Solutions.” Andrew Golland and Michael Oxley, Urban Land Europe; Winter 2004
E. Evolving Challenges for Community Development Corporations. William M. Rohe, Rachel G. Bratt, Protip
Biswass. Center for Urban and Regional Studies; January 2003. (Contents & Executive Summary
F. “Comparing the Costs of Federal Housing Assistance Programs.” Denise DePasquale, Dennis Fricky and
Daniel Garcia-Diaz from FRBNY Economic Policy Review; June 2003

oo
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“Rewarding Ambition: Latinos, Housing and the Future of California” Joel Kotkin, Thomas Tseng and Erika
Ozuna. Davenport Institute; September 2002 (Executive Summary)

“Meeting Our Nation’s Housing Challenges.” Report of the Bipartisan Millennial Housing Commission; May
30, 2002 (Does not include Endnotes, Supplementary Material or Acknowledgements)

“Giving With One Hand, Taking Away with the Other: Competing Government Policies Both Promote and
Deny Homeownership Opportunities for Minorities.” David W. Almasi from National Policy Analysis
#402; April 2002

“The Impact of Zoning on Housing Affordability.” Edward L. Glaeser and Joseph Gyourko. Harvard Institute
of Economic Research Discussion Paper #1948; March 2002

“Ten Principles for Affordable Housing Programs.” John H. Vogel from Multifamily Trends, Urban Land
Institute; Summer 2002

GAO-01-901R. “Federal Housing Programs: What They Cost and What They Provide.” Costs and
Characteristics of Federal Housing Assistance, U.S. General Accounting Office; July 18, 2001

“Barriers to Rehabilitation of Affordable Housing.” HUD Publications
M. Volume 1: Findings and Analysis; September 2001 (Executive Summary, Introduction, and Major Findings)

N.

Volume 2: Case Studies; June 2002 (Introduction and Executive Summary of each case study)

6: National Housing Studies

A
B.

C.

D.

“How Vulnerable Are Housing Prices.” John V. Duca, Southwest Economy, Issue2; March/April 2004

A Primer on U.S. Housing Markets and Housing Policy, Chapters 2-5 Richard K. Green and Stephen
Malpezzi; 2003

“The New Demographics of Housing.” George S. Masnick from Housing Policy Debate 13(2), Fannie Mae
Foundation; 2002

“A Decade of Mixed Blessings: Urban and Suburban Poverty in Census 2000.” The Brookings Institute
Center on Urban & Metropolitan Policy; 2002

“Subprime Lending in the Primary and Secondary Markets.” Anthony Pennington-Cross from the Journal of
Housing Research 13(1); 2002

“Urban Infill Housing: Myth and Fact.” Richard Haughey, Urban Land Institute; 20

7: Recent Press

A

B.
C.

“Housing Subsidies for the Poor Threatened by Cuts in U.S. Aid.” The New York Times, Metro Section,
Tuesday, May 4, 2004

“Transforming the City’s Housing: Act 2.” The New York Times, Real Estate Section, Sunday, May 2, 2004

Soaring Costs, Smaller Pads.” New York Post, Tuesday, March 30, 2004
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EXECUTIVE SUMMARY

n Desvmber 2002, Maver Michael . Bleosbeng annouatsed "The Newe Hiing Marketoladd, Croaling
Foswaing for rhe Nexf Generalion,” s £3 billion plem o oreate sl prossreo more Phss 65 000 homnes
and apariments ctyaide over the nel o years

W are pléaied to roport thad since the Mayoe anoounced the plaa, the Gy hea pat 2o place migor
0w PEOEERm oempiesenls ased Bas made significast prepress owards mesting our goals

O mfantion it
macymine aligroabiily of
the homeas amd aparimeds
crésalixd Ehwvough the
howsing piav wisarser
e e

Tha plen commils o fusding the new constroctian of rehabiBiatisn of 65,000 homes nod apariments
froes fiscal year 2004 theongh 2008, We'ro o targes. 10,187 anile are already in the development
Pl = 1,314 emole wre carrenlly under conatructian, and the mmainisg 5053 will Ba in oesil ruclish
by the end of Jurs B0, The nesd for prelismisary plaaning, progeam start-up, and pre-development
work in the sarly wears of the plan means the construction pipeline will be E840 and 13250 in ke
Sanrid mald Ehiired o,

®  (kvor the pexd flve years, the New Housiag Marketplace plan will create an estimaied 56,550 foll
timg coasruction and oomatmuction. relabed joba®.

W e inbertiss is b mastsioe affoedalality of the homes asd aparimenls crealed through the hocaing
plan wherever possitde, Wi cslisate thal e Tunds will cnade 58 of [he few fded presoryel uaits
ts bo affordabie io low-inmome bouschslds, 38% of the units b be afardable te modsrate-moome
kousshalds, and VB of the onits 1o ba afardsbls 1o middls-income hoasskalds®,

W lorged mn Enavalive publisprivale partneribip with privale banking firmi o peovide up D
milkin over five vears for poguisition and peo-devcopesent eals, which will escourage ressletial
developmant in derelsct or palstantinlly vacant manufacbaring arvas. In erder 1o levernpe thees
s, Ui Coly buis evemmiliod £6 milllion ax top loss rosorve for the Bank fund in the fi=el pear. Tha
P Yentures Incenting Frograss (New VP o major mew iniliativg b acecderale the eonsiruetion
of e b 10,000 uniss of pew hoasing over The e five years. [n October 2000, four private lenders
(Citibask MA, Destschs Bank Trust Company Amoricas, HEBC Bank USA, sed AP, Margan
Chase Bank) have cossmillial o participats in Ube el yoar of s program. Theso Banks will ba
Jotmeed by Fannile Mees, Fleel Nabiseal Baak, and WaskEsgisn Mutual, FA

i e evalopmavs g oetd a2 Do ol i T i 2 YYD g s B’ i vl e it 2T i’ T i v ki G il g
Fafi By bt ditad o S D00 (YR el by el o e SO0 (FYRRL B g Ik pla Fissagial Kapailog spgendin o
iy oo ls

¥ Dy it 3 (5 1 Fraserrind Frgoe ling appasdir for FY0E plansed worir
T T el rvepied formaly i dha J O0E) s o dmaibag! abeasogesaind avaatal 1D pon minsiann o ottt rebaded e

A L 3000, th dovp Madion s QUL B8, Dbl of Nimeslag ed B\ebisn Depilipesint o o iy of s L N Tl
Tl by PR, Potes-dacrditi i |8 500PY o Prom nff AW sorbernbe jncer 10 P10 S AN mlDs dasams 11 100 SR0E of AT

THE W HOUSIHG MASHETFLAGE = SANULL PROCEDSS RIFURT LISLLEY 2004
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® Wers inereasizg harmeownership epportunities, iccluding first time homebuyers' down paymest
assiatarene; TEE Now Yorkers hive grodon bod from iha requised Homsbuyer Edooation dlasien with
am HFD-apgeroves] counseling agency. and 81 of those mre on thair way ta purchasing b Bl
heme. Hundreds mane are enrclled s hamsbayer education claises. The plan aley creates N
ork Ctys firsn e pl oyer-adaiei el housing program . Empleserasilsied heuilng b & cetention le:l
for large empdeyens such as universities and hospitals ssd & means (o make bomarwnership within
ks ity mare alfardable for emplayees. Both &né Lanpeled &6 edighbarhoods s the city with lower
iham nvernpe hameowserihip rates.

W We've expanded special seeds housing. In Spring 2004, the City's first Feyer houaing propram for
young adults a1 risk of bomel esreess will open. 'We've inonessed funding for perman eet supg=riive
hesssing by T aver the read {hree years [From B25 to $153 million ¥ in order 2 expand permanest
hoszsing te hemeless single edalis, bomeless fumilies, ared youth aging ot of filer care. W' alss
hapun thres pilots for frmerly bomaolas and low- noome famdlics & buy n hame

W [aearly 204, the State Assembly and Biale Serate leadecship were preseaded with lephslathon to
preserve affsed sble rests foe 33,000 Mitchall: Lama spart=sris by sxtesding rond stahilizatian, In
refurn, owmesrs wauld b enditled do real eslate tam relied for Ehoes apartmenis (Rat would Be acwly
rogulabal, acd e proposed bl el sl provide finasciall incenbivos & samiera o remisdn in Ehe
Mitchell Lama peogram by allowiag them te inerease thele pelurn ca oqeity while maintaining
Migchall-Lasma peddeline on bensnd Inceme seed covupassy.

The Mew Houpng Mardeiplace plan was oreafed in responsc 1o Ehe changiag eeeds of our communlities.
Abandonment, decay, aed a langs invenlary of City-oweed properties ns lanper blight cur ommunigies.
Todsy wo fwee inereasing demand for hossisg, & prowing pogealalion, searsity of sl suflahls for
development, and an spng housing stocs. Thes plan s desipred be meet thess new ehallenges. The Neir
Mousing Markelploor plas representa a lundassisial ciange in hew HPD and sther City apencles are
reagonding 1o th bousing nosds of New Yirkers.

' F b souroni i 1 05 millies in dnreaned feading v ieriel Sonl Aouabg inilislives oo fdrelly fumded Noasing
Oppirtasities for Pougle s
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Preface and Acknowledgments

= 199, dhe Pummas Cenner Por Beal Pamae snd Livhan Policy s Mew York Liniverneny's
Srhaond of Law and Wigner School of Public Service pabdished  Rrdear e Cear f Niar
Huswgy Connrmtien w New Vonk S The repont, which camae fo be kroem as the “(ona
Sndy,” smedialy gamered significanc local and mational aticnton.  In 200, Mapos
Michsel Plooankserg snnounced & new housing prograns foe the City of New Yaork, Several
of ki proposals won simibuied soike Cost Soudy,

In the s prars thar have pasand unce publicascs of the Comt Snudy, snuch o chasged and
much remvsing the eme, Mew Yook City and @ rendenn copenescod @ reecalon and a
iearain sitack thai ket oerr 3,000 of ity cittrens desd and i connomy dhaken. The boasing
market, pamicularly i rental soctor, weakened a ket follorwring the destroction of the Woeld
Tradke Conicr, but in the pait faeo peass ha pegaesed muck of s foemer overhewied qualing.
Immgl-hdnm-huhmm;ﬂﬁuﬂﬁ locales foe marker pare developmont
such 11 Fast Mew Yook, Willamsbuey and Bedford Soeyvesant soday are expeniencng
suhstandial imsroest fraen private developen.

W;mﬂ::d.uﬂﬂmi-pﬁtﬂdtfmhdf.TWnﬁhewipﬂmdmu{h
Wﬂm—jnqhh-—,mh]purmmummﬁﬂu[h-IﬂIdtﬂhpuﬁ
affidable bouing o Haslens, and Micksel Schill, a fommesr direcocr of the Purman Cenirs
ared pow Dewny of UCTA Sehamsd of Law - aee joined i this apdaed ropont by Jenashan
Sprnges, & eommunity development consulrant and slumnus of the Law School and Sien
Sebenl of Boswess. Mamha Searh, vthe chind schor of the 1999 sedy, currontly sorees. as
Bew Vioek Cy's Commissioner of Mimnoe.

Do the pade year, e authors have crvicend ovor 140 membare of Mewr Yerk City™s
boaming community  mouding soores of  developers, bankee, labor  rpreeniathe,
prvernment ofiicils, sechinecrs, smomeys snd acadomics. Thoy have olocind new data on
hmﬂhﬁq-ﬁﬂhﬁmﬂmﬂﬂ?ﬂiuruﬂhﬂtmmhﬁwﬂ
ower the past six years.  As with the onginal Cost Seudy, the authon provide dasemn af
th:ﬂhmmwmﬁhtwm
being dowmn the oot of haousing

The sushors woukd ke i thank all of the poopls they commelocd i the propasaton of
soudy {all o wicemn apr lisied in Apponds A, In sddescm, ihe Fumsnan Cented i grateful o
the finuncial sepport & roccived from Bank of Ametica, Ctibank snd the Fannie Mae
FPoundation, 'We slsa thank Toan Yaicu, Rachel Melteor, Nicholas Bagley, Carolee [balls,
Frica Tase and Direwr Schined for their sdatstases.  All of the cosclmdonn  amd
recommendasions contined in this repont ropeosent the vicws of the suthon, alone, and
Mmhﬂmhwmhnrlhfﬂh.h[-'urrrunli".-ﬁurnfin.ﬁuudul'
Adhmo,

Furein Lenter doe Heil Fatae and Lletsan
Mew Yark Unbrersiny School of Law and
Eoben P Wagner Gradwse Scheonl of Pulbdic Service
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Exccutive Summary
Housing Affordability Problens in New York ity (Chagter 1)

Ao e the canc is 1959, che mapse houkeg problem (acesg rosloms of Mew York Ciry in
A5 in thee affondabadity of housing. More thin one oul of every five renoers in e cicy pay
awer hall 1hew meomes i feel. [ 5 especially problemanc thar the vast majoncy of
Mevenbelos, bigh housing costs are o significans probdem for housebobis throughout the
income spooinee. ‘While beemed dom waggest thar housing affoedabibing probloms. may have
milesated & dey b for penvers from 1999 w0 2004, they worsenad for oeman.

(e of dee feavons why bowng alfordabaibog probdoms s so mscnsc in Mew ock City is
the mtualance dhar exism bergeen the supply sl demand for bowsng,  For much of the
19580 and 1505, the increass i houschold fomranion outpeond besming cossnection.  (keor
the past five years, this imhalance has modersied with populagion growth rics declining and
the wwnder off housing units boil cach year geoeving,  However, given the sbong: pent-ujy
demared for housing in the city snd the sdvenced age of the dn's cxisting Borming stock,
Mew York Ciry will fsoe @ sirong challonge over the next decade as it stogples o meet
deonand with, e supply.

The Cost of Residential Construction in Mew York Ciey (Chapeer 2)

The 1999 Coat Snudy identificd the high oot of comsnection in New Yeak Ciy as the
peimary culpet in the imbalance of supply =5 demasd. Ths sesoorn the ease = 2005, The
coat of boaming construcison m baew York City nomains the bagheat 55 the eaton.

to datw fevens ehe BLS. Means Crergany, band soss ol develapment in Mew York Ciry are 30
porcent higher than the naceeal sverage and cight percent higher than the next mon
cmxponiier city, San Franciseo. Apcomding o these dar, froen 1999 o B, hoosng
conptnaction prces in MNew Yark Ciey rone dghily faseer dhan the nabona] sverage.

Tix whizin a more dotbed picnse of the oost of cosmtrecton, douilad aechivecoeral
spccificationm fog ghice feadental developments = ommbouse, mid=nse and high-rise = were
developed and proed s BNew Yok Ciey and three conoml cites = Chicago, Los Angeles
ired Dalles. Ohnee agess, the dars suggest thaa dhe oo of developament in Mew York Ciy i
thee Fughesr — Berween theee snd eighe percent moae exponsiee than Los Angeles, borwoen
nine and 1% pencent more expesaive than Chicagn and bereeen 57 and 47 peroons moes
capesisee thas Dhallas. Oreer dhe past five pears, however, the coan of hossing constrection
in Mew Yol Ciry bas imonsased ar s alightdy slowor pace than the ooar of dowdopment in
e otkeer ooties.

Lahstor {Chapoer §)

The major driver of high consoucoon oo in Mo Yook Oy i the cont of labes. 1n 3003,
consinantion wagrs in Mew Yook City weme 52 powcont abose the natioms]  sverige.
Mevorthekas, in the yean since 199, the wage promsss i New Yerk City compared 1o
other lage cities ramowed.  Indecd, B 2003, the medis bously comseruction wage in
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Reducing the Cost of Mew Housing Constructbon in Mew Yook Cloy: 2008 Updaie

Uhicagn surpassed Mew York Cicy.  One of the major sessoees for the Bigh cost of Biaor
Mow York City i the power of i libor unions. The mesde than uniens fes in chis mduneny
i aibias peflecnal in work rules dhar rend 1w infise the com of dovelopment.

#  Labeow wrsces and the development commwenicy shoald climinaie inclfacaent wock
rubes thae dis oot alfecy worber safery amd thist have sho offect of raisieg the coat of
Ik COMADTACT AN,

*  Labwor unbons and the development community thoeld negotiste lower wage fates for
devebopment outssde the core of Manhastan where ronts sre sigraficansly lower and
foe sifcrdaile housing, This sgrooment shoald also coomdinate werk houes anad pasd
holideys and aliow for & beger workday, preaner wie of apprentices and minimive

® Congress should amerd the Davis-Bacan Act o roquere the establnhment of a

pesidential wage rwie m cities for mid-rise sparimeng buildegs based upon the
average of union @%f non-union wagos.

»  Umicn and non-umon conoracioes alibe should seok so divenify cheir memberabip by
pecPuiting more  minofites and womwn b0 the rades theough appecnfceship
programs

Avallab@iry and Coss of Yacam Land (Chapter 4)

e of the chicf roasons why housieg is so cxpemnive i Bow Yark i the shorage of vacan
sines upon which developenent can ke place. Froem 1998 1o 2004, the supply of vacaes land
in the City docrsased by fove percent. This shartage i reflenied i the raphlly escalating price
aif vacant land; by one small messuee, the modkes ke peice of Ciop-owned veane land has
waoreasrad ar mn anmualeed esie af 4] rrmlqnﬁﬂlﬂ'lhthlmﬁlm

% The ciry asd smée dhould ercate an svomory of under-utlived of obeolee soae
farilities and Facilition tamed by the privaic soctos and develop mosatives (o iy
rrusc as housing, For pubbcly svailable sies that could be used foe housing, the ciry
wmd wtate shoukd ke stops ba transfer properties wo the Mew York Cay Deparmaent
of Howang Prowernson and Dievclopecnt or responaible peivine developers.

# The city shouk] alse propase an invenbary of pervately-owsed vacant band dhar s
zomd For ponkhoreal e

Bremmiickds (Chapier 5)

Tn Bght aif the sbereage of land for developenent of housing, beovanifichds - land that s or i
mhhww may be an impomant rescrce, B York
ity has a dubatantial amount of laed dur fies deds designaion, b thar land haid romained
falliww because of fears of begal labiley. Mew York Snic’s reconty-enacied Brosmfecid

feaidde
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Exeoutive Ssmmary

¥ The feders governmenn shoulkd amend i borendiekls programee so @s nog i goquin
Dawis: Bacon wages. mo ke paid for oorwmacnion,

* The s shosld smend in pewly enscoed Broenfecdd Cleanup Progmam o (1)
increaas the value of mx credin baur have theom spply onby s the ooat af roonediation,
nat developement, (5 make e oredite on peopertics cemed by fax-casopt catitic
ranafiershile and dedactible, () pomit oredine for homeoemcnhip progocty ancd (4]
provide bonus credine for pregecty that are commmfont with plasa dcberatted by
miunicipaline:. and commaunivg-baaed crganizations,

¢ The ciny shoudd (1) memodiarg ciby-oamed land and fund che corta throesgh bisd nales
proceeds, (] shaly the possitaiy of using a mechanism @ aifer proporticl o
rl.':‘:ll:lﬂ'll:lh' thind F-.tril;'l.rnr.hl.ll'hr-lmi.'t_rl T --Tl':Frl.ﬂ.l.l'&: the el
Parey Transfor Progream and (3 revasp the Mow Wenbares lncennve Program o ke
it will asnist privase developers b0 axsemblo eracts of land.

Environmentcal Regulation (Chapser &)

New York Stase and New York City sandate cnvaonmentsl sevacun for public acsos of
F-"‘lirrhﬁ.ﬂl“.rr“-ﬂ'lhlh" l.n:r:l.'.n'd 11 GO UECE R uﬁhﬂhﬂ!ﬁﬂl
Theic covirasmental revicas can add sebarantally s the cost of developmene. n sddinos,
the ik of ltigasion by oometesey soilderts who oppode the development on geounds dear
may have paly @ ietuous corsoches B the envehonment may citber chill develogenent or
o the camnees b mdus substansl cost b by ol povential sbvessanes.

# Type I sctions under the Stale Envinesnentsl Qualiey Review Ao BEORA) e
thens prosumed mot by bave aigeiSeant enviroeeneneal sapaces and aor o roguiee
ackbpoaa] analpil], should be expadad by the New York Smee Lepslare 1w

inchile bowieg devddopmens of op o ® onin e govemenen-soppomed
ilffandable bty op 1o 150 waie

 Mew York Seee sbowkd amend SECOBRA 1o e the definiion of “ensvinanment™
which ingpers an eevironmeneal rovicwr o resdinonal fie. physical] comcepooe of
crrriponmcntal Erpucrs

 Mew Yoek Saape should rodece the incdeste of non-mesonon SEQRA s by
cither (1) amersdng e low 1o besln stndieg oo oaly thoae parnies whio e only
ggmeved of () chasnating the pervite sghe of sction onder tee Leer,

®  MNew Yok Stage ahoubl paluce the saome of lmistons for SEQRA and cocsso an
capiipcd prooadure fof sesolving chillenges 10 housing developmen.

#  The city sbeadl increase fondeg for consubanes 1o perform CIUOR moviews fon sca-
wale resoning cifoo,
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Reducing the Cont af Mow Housing Constnsction in New Yok Ciry: 3005 Update

Foning Hegulation and Land Use Beview Process (Chaprer 7)

Mew York Tty romng sescluton bs ounboal snd enoemously oomplicarsd.  Teecwese of
i, naon pew devebopesent ol s scale pequires discredonary approvals whick, imoum,
implicate SIRA seview amd the Unifioren Land Use Review Process (ULLIAP. ITmscad of
beginning tee peocess of drafteg o new roning reeclunon m acoommadate growth into the
1% cemury s was recommended im the P99 Cos Soady, dhe ciy bas chosen 0 concosirais
of arel-wiie re-sonngs. In 1%, dhe Coan Snudy meoommionded thar enderatilood poatsoen
of e iy chur wene poncd for industmsl uses be resoned fog houaing. The city has eecently
wchieved this obgective in Hudson Yends and sppeam on the vope of doing 55 86 dsveral
uﬂufmﬂhﬂﬂﬂdﬁmhﬂh‘gﬁuﬂhﬁm'ﬂ&mﬁﬁlmﬂn Miwe comumenndy, the
cty hus aso pumscd 3 downzonmyg gy 8 responst o the polmcal prevese of
oommunity residents in othor nosghborhonds sach as Staten Island ansd € ooena,

* The city should condiees the asca-wide reronings that it has begun oo pemie
sddinicnal resideniiall developmnent. The city shuuk] reveme the dasgerous peecedent
it sct in limiting sovidensial usey @ comenercial disizicts where boasing B el
pemminied when it orewied dhe special zoning disizict o part of the moent Huodios
Yiards pracning

# Rather than peduce donsitics. as # has dose in scveral regghbochoods over the past
few pewrs, the city shoukd use il soning powrns i increme pormitted demmites =
exighborhaads where appoopro: infridgnechure and Bris podtabon el

* The ary should wdace parking moopaivements, particularly (e affoedable housing
developments and for peojeces cascring to clderly houschalds where rendenn are ke
likely oo crem aummahibes,

# The smac and ciry should socambiee the land wic revicwr process by hineg sddebesral
maff @t the Deparmnent of City Plaering and by amending the Uln
Aection Arca Project (UDAAF] statute so permit expeditod daposioon of vacant bed
for development of dedlinge with foe o mofe wht provided that the peogec
conma sffardshls housing,

Buikling Code (Chaprcr §)

Mew York is onc of the fow g afics i the naSes mot o follow o svodel balding code.
The commplenity and cuscated eature of the custing 1,000 page oode hus had & number of
Impacts inchuding: (1) increming the eost of development, (I} reducing compesivon, ()
mcrcaning appontunities for eoerepmsion and (1] seducing b oppormusicy o use coel-ORtting
i echnokogy. Th.tHHd‘mSmd‘rfumtlﬂﬂtdidupnmﬁ'l-:dﬂ
:E 1n 20032, Mayoe Bloombery endorsed sl idew and sex o monon o peooess by which
the ciry wouk] sdopr & mode] code afier makdng appeoprian changes 0 reflect the wnigqas
eomdinons than exist in Mew Yook Cioy (g bogh densing]. Thar proorss is ongoing,

# T ciry shoubd peocsed expedivously 1o sdopa dhe Intomational Building Code wigh
ondy those modifications the sre necessary 1w rellect the onely unigque navay of
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Exeoative Summary

L

developmen in Mew Yode | dhould not allow epecial inborest proage (e ofy
agencics, labor wrioes, manufecneeny] o sucoossfully cheain changes s the lvw that
are unnecessary and that would bave the Irpact of rediscing the henefits gained from
wdopion of thee code,

T civy should ales sdopt the Intomasional Fiee Cade.

The ciry should eliminair ity makerish snd cquipsment secoprasce (MELA) peocess and
Prosnoin competiion among diffeeent fypos of maserahs and manufacturen.

Pormisting Appruval Process = The Depastment of Buildisgs (Chapees 7)

The 1990 Comt Soudy descrbed a Diepastmont of Bubdsgs [N dhar was inefficient,
incffoctive and, in some itance, corrapt. Afner g senies of inchdeses dhar ook place afier
the ropeart was published, Mayoe Diecenbery sasounced the appoinoment of & new
comemmsioner with a3 smindite 16 medemive the deganment.  The mansgement of the
depariment bos impreaed i some soipects, but soch mose seeds o be dome.  The
ﬂnﬁw]}rnﬂ'rtnlnlﬂanﬂflh:uq'hinﬁdﬂlthﬂﬁmlﬂm-ﬂlﬂﬂ
Yiork Oty catbeer than as agesey dedeaied s redocing expense sl faclinaring developmens,

which peomotes deliys beease of o pervasse fear of docishon -making e sl be
changed.  Finally, araff eroscny and policies should be ossisrent across che five
ooz

The pre-fling of plen should b foldod inoo the pln cxaminason wsbensmion
p--,-p.:-ufu.ﬂhnmw:rd.

The DM aboold track and sake pablle perfoamance indicarcrs thar aec ned m
mcaningiul custisct scivies Culputi.

The DR shaosakd cocage 2 wnifoem sct of derectives thae provides. definiive mlings
o cach subsisnine o,

Addicral imeximeniy in cormpeeter spitean abould e mads by s@omane innemsl
iy Tunacgiany and sake avadshle more feoonds on the wel, “The saccessful

[P—
pibo for handheld deviess abemld be expanded dhroughout the agency.

Enfororment musit be moongniesd to enoowsage immedioe semovad of safiery
vinlahin matber ghan cbesiung of S and penalie.

m[mnﬁu:ﬁ.nhllmﬁrﬂcqicﬁuphhrm&ﬂmmﬂﬁ]
wotnmated.  The sceent chmsution of hmporay cemiianes of oooapancy should
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Reducing the Cost of Mew Housing Constructhon in New Yook Cigy: 2005 Update

tiewr Work Ciry Affordabde Homsing Devclopment Programs {Chapeer 1)

The Mew York Ciry Depsroment of Hiousing Proservation and Developmenst [HPD] and e
Mew York Ciny Howsng Devclopment Corporaticn (HDW) together play a centicald sole bn the
development of affoedable housing in New York City, HPD & most lkely the laggem
municipal peoducor of affecdsble bousing in the coamtry. The 1999 st Seudy dial oo
comtider bow HPD and HIXC sheriches affeeted the oz of housing buill under ahein
presgEama, Thin sopeat revicws e cffcioney of thess apeneies in the adminismmon of ther
programa and recommends sy ta optimiee the we of ssoufees in connection with pew
comatnuction of sifandabls housing,

%  HFI ) Basrcea of Dewgn and Review sbossld beste el 0o ensoning dhar developen
comply with B pequiresnent of the wosdngy pesolotion, the beilding oode snd HIPTDY

& FPI) shoukd cocate mecnirves Bor devdopers pasticipating in s programs
worancemier, such o allersing, developess 1o reduce thelr aguiny conorbutons or
inereaie ehetr developer’s Toe by & pomsen of dhe ameung they ane able o save,

#  HFD and i byl skl should cosidinase both witsin the agency and with other
apencicy tn cxpedite the comrverians of cosmeneetkon loans m pemranent loans.

L] Hmlhll:lirh-rlﬂyﬂr-i Lﬂmﬂh-ﬂt&m|ﬁﬁnﬂ“ﬂdiﬁ'ﬂ“ﬂlﬁt
Mayor for Eeanamie Develepenent and Rebuilbeg m fscilinee ranafer i

Dcprety My
HIPD of b for howdasy developenent.

#  HPD shercld wrork with oeher agenetes of ety government w0 eniify sianioss in
which the condomnation of prviee property n close peoxswsiey 10 cigp-owned land
(o the theeat of combernnares) would creare suliciestly bage sives on which 0
buiild houeryr in 4 cos-cffocmve Srannes.

#  HIMC ahoeald bower ot ratc on bonds Bor alfordable housing and allow for mose
Flenalde: agructurning in onder g0 olhcramie freduoe ERancing (oss.

Inchusdanary Lonkng (Chapeer 11)

Mew Yok Ciy's custent voduneary clnbomany soning ondinance is flawed for a variery of
romorny and bus prmduced only modew amounss of housing  Ar present, & vanety of
inchuitonasy foguremanits have been pooposed for Hudson Yards, which was peconily
eeraned, i Civcenpoi Willlwwabarg, which & curmemly endergoing reoning,  Chur
m}ruﬂlpr:pnﬂnuﬂ-ﬁym:mumnﬁmlﬂmm
developers oo include bowe o moderae-income housing in market e developments n
fexeble under seversd differens maker condinons wichowt chilling hossing dovclopmene,
thresholds of residents, there is a possibiliy under changed market conditions that an ill-
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Executhve Sammary

designed reqavensent could  either make development of all booung nfoaddic or
subsmemally redooe dhe number of wnins bl

*  The oy should mesdify in cxisting Inchosnary Homsng Progras o (1) alkew the
program oo he used with 4212 fax shatomenes, tax-ruempe bosd Francing and the
Low Ircome Homing Tax Crodic, (23 allow off-nit ueity o be bok at gresier
distances fromn the masket rate housing, (5) allow affoedable units 1o be managed by
responaibile for-prohit entitses and (] alkew ronts Eroen affeedable ones bs be used o
repay protect debe,

#  If the ciy were 1o adopt 8 mandssory inclusionasy soniag program it shosld peocenl
with caution and (1) kot propram noquecesent anly aficr carcfully asalyning the
erq'-.-:-u-l'lll'u:rr:’.m-lnﬂ'l -whdumh hh::hjmm
() implersent affoedability mandaes oa & negghborhood-by- seighboghond basis w0
insurc that they are slbared bo mafket condessen, are fnancidly feasible end do nor
lewd B sedvieannally beis potal housing peoduches, (3 imeplement @ safery walve
provrion which eippen an setemane modificason of the afloedabiliny reqaisemenn
if market eonditions change subsramtally and () relax siferdsbaliny requirements for
rentl wetes (veran homerenoship) so e o enomstge both npes of boasing,

Tawes and Pees (Chapier L5

Mew York Coy's sysem of propeny maation inhibis the oonstrection of now hosaing by
raxiegr vacil band s the bowest e and mrdlafamily beossing arn the bighest mee, In addinon,
the Coy and Sete impose wgnificant uxes on kousing devdopminos regandioss of thar
alfordabaling po fow. and moderare income households.  Furthammon, vanoes ciry sgoncie
impoae ewopasive fines and foes on devsclopon: durisg, tee oonaonucson prooess,

#  The Srae Legisbanire should authosize Mew York Ciry o orese & special rax class for
vacusl land in oeder w0 oo e wra higher mee.

®  The swate and ciry should swive or redace sesld properny mansfer, momgage

el sabes manes on affordeble housing peojeos, expecially progecn whore the Cicy or
Saane has peovided significant fanding.

®  The oy shoskd seduce pesmit fees for consracton of housing and warve permit
fees o alfordible housing projects, especially those thar are parn of an HPD or
HILM. peugraen.
Srallold Law /Insusance Premisms (Chapier 13)

The Mew Yoak Soac Scaffold Law imposcs sbsolwic Gebilicy on cortracmn aad ownen for
falls anal wuhey gravigp-rellsied personal injuries on constroction stes, The b peovides that
if @ consonucmon wodker is infered & @ vk of & conoacio’s falure o cemply wth the
safery moessunes perscribod, the contrcior cannot inteshse ovidence of the workers
cesmiparativg negkpenes,  Moew Yogk @ the ooy state in the nates with these lahiley nde.
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Hlkﬂmﬂﬂnlgﬂmcﬂmhh?ﬂdﬁﬁ.mug

foane ohservers believe dhar the Scaffold Law i relaied 6o hipher aienmce kidei sl
ERPEMCE [HICE FO0 CONmumer.

# The Spie should smend the Scafinld law m alow the peoovery of injured
construction workon o he reduced i proportos o their compasitive negligence
and she S Insurance Departmest sbould crauee that insuranee fibes afe seduced
o oot chin oost saving,

Gereen Building (Chaper 1)

Giroen bulding, the practiee of creating healthier asd mose resource-efficiess models of
conatuciion, ceromsen, oporation, malmesasee 19 demolidon of belldings, B jom
hegparasgg by hecome comeewrplee. These pracioss somsstimed eneail subarannal wp- from
coati, bot moy peeerte bong-term benefin.  Ia 2000, Mew York Smee enaceed @ Gorven
Bakling Tax Crake - the st of s kind in the oouniry = whidh had i sunscr im 3004

& Meow Yok Swoe abendd resuthosie: dee Geeen Buildeg Tax Credir program and

draft ropelisican that peovide puodince on how the credit oould ke passed on w

#  The Mew Yok Simie Encnpy Resesich amd Developanent Aushoney dhould dekegane
ity underwriting e third partes tha already wesdersrine housing consiructom progecrs
arad efcite “one s shopping™ 10 thar developers con wooess all groen buiking
herchib for which ey may he digabde Teom & single poral.

Carmspison in the Constructon Indusory (Chaper 15}

‘The cxnigence of coenspeion in dhe cordmsction indusiry bas been well doumenind &= ourt
peveanls, rvestigiene fepoits and the press. legal pracvices. whiach can proenaic cowts. for
housing developers include solicinmion of bebes and emberslement by onion officals, bi
eigggirg, videnoe threarened by locad labor coalitions if shoy do not moeneg “no-shorar™ joba
el bedbes of municipal emplovess.  The estent off the probibem of comuption s hatly
costesbed althwsegh some obsorvers beliewe than the incidenos of cepanized come mfilkration
off s il the consorucmon oy has diminideed in reont yeas o 2 cosuli of ropested
investganons of standals and well-publiciacd prosooutions.

*  Federal, stane amd bospal criminal enfoscement agencics dhoald contires o emcatipatc
and peoseome coarupnion in the mal estse indusiry whenrver i i found,

®  The ciry should ke wharever sieps it cen o simplify the building proocss. prinsarily
thevugh refoem of e Deparmment of Buikliogs and the sdoption of a maoded
buildmg code. The mal ostwic indusiry and labor wmcen theuld Fallow the
recosranendatioas st forth @ chis Report o simplify and sbcamilee resdential
developancnt. A modc strcambned and umple developesent peoccis will seiule i
fewer oppoanerines (o0 therssened delay amd cusortion.
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Housing First! July 25, 2083

Affordable Housing for All New Yorkers:
#A Raview al Mayar Blaombarg's Mow Housdag Markeipless Plan

EXECUTIVE SUMMARY

Sinos s launch in May 2001, Housing First! has forged o beoad consonsus for o 10-ywear,
10 billion plan Fal would produce 100,000 new homed and presasse o beait 85000
morn,  Despie the tagedy of September 117 and o ensuing detericration of the ciy's
, Howsing Firsll has badpsd keap affordable housing al the op of the potic

. As @ result, Mayor Bloombssng indtinied tw oity's most significant housing Intiathve
Binok tha 15508 Tha Aew Hoosing Mackofedeco sird B0 produce and presssve 65000
Lrits. of housing dver B nood fhao yoars.

5

» Thas plan movas 13 of ta wary lowand Housing Firstl's overall goal, and meets 446% ol
T lon-yaa preclesvalion goad and 22% of bl peccuciion Saal

Thes city's produchion infistves meot 5P of the Housing Fistl jon-pear ool fof
prcdaddion of middis-ineoms wunits and 13% &nd 17% of the -poar goals or wuniks
Iargeted 10 mocerale- and iov- INCoMe houscholds, respectivedy.

s Thed cly's plan, whils increading capilal ends b supporive housing, will 53l develop
onty 10% of the 15,000 urits. resded by Mew Yark and includes no provisicn o axpand
fubsidired peaistnd lving opliona hor B ciy's BBnior Cilizerd, B proposed by Housing
Firsi!,

In #er current budged errdronmant, fesa aro S50 significant gains.  But i Mew York doss
nol invest Mmoo in housing, fulure genersticrs will (6l even Rathar bohind, as o clty
Tongoes undneds of millons of knveraged prisate dolles and construction-rstaied jobe and
Lg=r

The city's recendly adopted Ten-Year Capilal Strategy for fiscal years 2004-2012 projects a
decreass in cify capital funds for housing from $8.4 bilion o $3.2 billon. Whilo s #7%
decreass & partially offeal by & niw commmenl of 5500 milion from the city's Housing
Development Corporotion, much more con, and moesi, be done o Gnsurn B Yoik's
fulurd Sodnomis proaparily, Mos York City con ki thepn SpociSc sleps. now:

e Rediness fedaral Community Developnen Bleck Grant funds o capiial progrems thal
will prosenen padsting units and bulld ndditional affordable housing ueiis.

Affardable Houslng for All Hew Yerker Enscutive Summary
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Housing First] July 25, 203

incraase the Lower Manhation Developmant Conporalion's comaitmeat 10 aflordabis

Rpusing desplopreand o ol leas| 3553 million a3 onginally proposed by $he Mayer in his
21 Cendury Vision for Lower Manhattan *

= Fovish e undulilipd Baltery Park Cily funding commilmants o alfondable housing
produciion.

gty has aled acied on administatve, soning, and regulalory reforms proposed By
Firs! and its membars, Notabls prograss has Besn msde on Buildng Code
#nd Imprinvements to the city's land disposition and planning proossses. The
huas taknn bold S80S 10 rEonss futs of s city b increacus land avallaba for
derenlominl.

Tha city can Eals sevaral additional aclons fo boller and advance thess inilial steps.,
including:

i

= Eftablgh 8 procias fof 8 comprahanshe revision of e cly's ouldaled Doeing
SISO

=  Orrpiid] gecsBng Toning &nd L inchniiee programs. 1o enture that thees afe oplimal
incanthves 1o creale affordable housing within arsas targebed for naroning.

+ Ensure that e unfestiched suckon of ciy-cwned land is the Ssposiion rwihod of last
L e

Housing Firsl! has plrged o key role in shaping Mew York City's housing policies. W will
redouibdy cor efiorls im this aen, whis porsuing now Selubons o pesenwe housing ond
ixpand thi debate b Tha ledéral and stale govemments.

The chalenges of housing & vibrand, growing city are formidable.  Bul orly theough &
sustaingd long-term offort @il wa ba able to ulimately snsu Bt all New Yorkors have a
sate, decern, alfordabe place to call Fome.,

Afferdabls Housing for All Maw Yorkars Exscutive Surmary
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i

L Data on New Yook City's Houslng and Nelghborhoods
4
Furma Comter for Ml Exlatn ared Urban Pailoy, Mew Yok Uebeniny (]
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Intreduction

Housing quality, Tor the mast part, has not suffered 83 & reaull of the recession. The incidence
i grvere mantenance deficiencies and hoiming oode violations did nof Increase in 2002 Seane
crowding Blas did hol incniRsn,

Tha Stafe of Mow York City's Rousing and Nedghbarhands 2000 containg thres majar sectons.
Tha Frsl section docswments housing and sodial condtions citywidn, In amch of Bhe cily's 5 boreughs,
wd Ini B8 community distdcts or 55 sub-borough aneas. This section containg 16 chaplems with o wide-
ranging seleciion of the lalest data avallable regasding New Yook City's housing and residents. Chap-
flar 1, Housing Siack, peovides infammaton on lhe number of housing unis, Bameownanhip raleg,
forma of cwnership, rental vacancias, and el negulalion. Chaptar 2, Housing Creation, covers new
units lsued cadifizales of aocupanoy and the rehablibbion and consinection of hoosing usdar B
York Cily's Capital Programe. EW&WMMMdﬂmmmnﬂm
fn peicn indeens that descoriba the price fluchustions of 4 types of housing —ocondominluma, single
famiy homes, 2-4 By hoenes, and S+ unit apartment bulidings.

Housing Aficrdablity |s the facus of Chapler 4, which peovides data on the sbans of howsskaid
incomes that senters and cwners spand for housing as well as data on public housing ssd Sacion B
vouckesr unils. Chapler 6, Martgags Lending, provides @ pichure of lending acdtivity both Tor o pur-
chases and housing refinancs in tha Gy, Induding measures of subpdme lending. Chaplor B, Mo
wm-ﬂﬂmm!.ﬁmﬁﬁ:uﬂﬂm.ﬂmmmﬂmm
les that mmay ulimaloly kead b foreclosure and abandonment of Mew York's housing stock

Maasures of Housing Quality ans predanied in Chagler 8. Theea include mainbsnancs dilicen-
ches, housing code complaints and violations, and severs arowding. Land Use of New York's kot areas
i sddressad in Chapler 8. Chapler 10, Populafon, pressnis niwly roloadsd mﬂdmmml‘m
the 2000 United States Consus ag well ps data on household sk and length of tenune. Chaplesr 11,
Fiscs and Ethricky, also presents doba freem Us 2000 Casriug, as vwoll @i other informalian on Pusiiio
Fizan howsshalds, Chapter 12 Bacuses on immigration, with data on foselgn-tsom people, and the usa
ol Tarsign lesguagns, information on Insoeaa and Pulds Assilancs & prisanted in Chapler 13, inclsd-
ing madian incomes, povety rates, and public assistance rates. Chapler 14, Business and Emplay-
manl, prasants infomation on busihess estabishments by Seciorn, labor fance participation, snd urem-
ployment mates. In Chapler 15, Education, data on tsachers’ credentals and student pecformance ane
preaenbed, &5 woll o8 educational levels of Mew Yok City's sda®a. Finaly, Chapler 18, Crima, pre-
sants & snapshot of property and vialssd crima rates Bhroughout New York Clty,

e Yiork Ciy's hoiming community is the largest, mast sophisticaied, diverse and wibrand in
the paSon. The second secton of the report desdibis somn of the pecoemplishements of the City's
Feasing apencles and a small number of Bs vibmn? sef of nonprofit end profil-motivated housing pro-
slders, financial ingltutions, and inbemedianies in crealing and rehabliitating howsing in he year 2002,
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Tha Siafe of New Yonk Ciy's Housing snd Neighiborhoods, 2003 presents data derved from
the decennial census a5 The Maw Yark City Houaing and Vicancy Survey (HVE], In many instances,
i data covar years (1990 for the decennial census; 18958 for the HVS) that are earlier than the
st currect dadn (FO00 for the decennial cedmis; 2002 for tha HVE) ' Afy comparisons acroas
years for Indicators based upan thess two data scurces should bo dome with caution since
wxch used a different sampling frama. For a furtfer descrip@ion of This iEtue, saa the Appesdic on
Diala ard Biothods,
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EXECUTIVE SUMMARY

New York's housing production has been decreasing for decades; during the 1990s
new production avernged only B,250 units per year. mmmwmgpﬁmm
the low rate of new construction has resalted in rising housing prices and »
proliferation of illegal and substandard dwellings. City povernment and the
public at large would like bor #e & higher level of housing construction, but budged
comotrng are likely to constrain housing subsidy programs in Futare yeass. Itis
consequintly a propitious time 1o nevisit the city’s residential construction

incentive programs in oeder to identify ways of stim lating, production
without direct subsidy, ! i b

The city’s peimary incentive program fos niw housing constraction is the 4212 tax
imcentive program. This program offers automatic propesty tax exemptions for up
bir 25 years Eurlﬂﬁturmﬂﬁ-&ruilj}nudnﬂtﬂﬂllinﬂunulubumuﬂmmdpnm
dll'-'lmluum It also offers tax exemptions for pew resichential baildirgs built in
prise Manhattan ImﬁmHl-:w-hmapmnwnum ircorparabed Enks the
project or financed off-sive.

Becaase in most areas of the city 421-a benefits are as-of-right, almost all new
muslti-famnily housing in those aneas receive them, In the Manhattan Exclusion
Area, where 2 20 percent low-Income companent is required, developers have
sought bﬂmupk!h:mxﬂmmwrnmdngmngmmw,
usually the HFA or the HDC. Ulnder federal law, tac-exempl financing also
reqquires & 2 pezcent low-income companent, s develapers are aften able to
benelit from both programs (in addition to as-of-right Low Income Housing Tax
Credits), making bath benefits more attractive than they are individually. Since
1985, however, the authority of state and Jocal governments to kssue tax-exempt

" private activity” bonds has been limited, so they ane not ahways svailable even 1o
developers who are willing to build “80/20" projects. The intention of this paper isto
propose methods of making 421-a mooe effective as a stand-alone Incentive, or to
couple it with other benefits that are not constrained by fedesal law,

A8 & production incentive, the cost-effectiveness of the 421-a program has often

ey questioned but never adequately determined. That is because of the
difficulty of proving the counter-factual: how much of the housing would have

been built without the tax incentives? For buildings that would have been buailt in

anyy event, the program is obviously not cost-cffective: the clty foregoes tax

revenes that would have boon otherwise collected and gets no additicaal housing

for it. On the other hand, if the bullding would not have been built withaut the R
tnx incentives, |t is extremely cost effective: housing is produced at no pullic cost

and, eventually, new tax revenuses are realized. It is unlikely that a conclusive

statistical answer to this question will ever be produced.
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CHPCY Insenbhns

Another city incentive program Is Inclusionary Housing, which is a zoning rather
than a tax incentive. It has scldom been used. Applicable only to K10

districts, it provides floor area bonueses ko developers wha build or rehabilitate
low-income apartments. The bomuses differ depending on whether the low-
income housing ls rebabilitated or newly bullt, and on whether it is on-site or off,
Ir the masimum case, the developer may, within the constraints of the maximam
Floar area that is permitied by law, increase the floor area of a resldential progect
by four square feet for cach square foot of low-income housing provided,

Same planners and zoning experts have objected to Inclusionary Housing on
philesophical and legal grounds, They argwe that dersity bonuses should only be
given in return for public improvements that mitigate the adverse effects of the
increased density. In the case of New York's inclusicnary houséng program, they
argue that there is not a clear nexus betwoen the denséty bonus awarded and the
public benefit of kow-income housing that ks recefved In return. On the level of
plasning theory, this objection is legitimate. Inclusionary Housing has
nevertheless been adopted in New York, and there appears to be a desire among
bath the development community and affordable housing advocntes to see it
energined.

This proposal also considers how inclusionary housing can be made a mare
elfective stand-alone housing incentive. Both the 421-a and Inclusionary Housing
enalyses are presented, however, with an eye toward their compatibility amd
potentially mueteslly reinforcing potential. Other incentive programs, such as 421-
b, Urihan Development Action Area (UDAAP), and .51 benfits could eventaally
be Ircorparated into a more comprehensive program, although this document
does not cover those programes,

Sensible recomenendations may facilitabe the use of both the 421-a and
Inclusicnary Housing programs and theseby Increase produoction of hoasing units
withauat costing city dollars, The [ﬂh‘lﬂ'l.ns are CHPC s recomumenedations, whilch
are discussed in detail in the body of this paper:

4 21-a Partial Tax Er:-u'npl'lm Pn:pj.m

#  Change the definition of “Eligible debl-financed praject”™ in 28 RONY §
-0 that prohibles F:ujm cacumbesed h_'r & lien or mortgage from also
obbaining 9 percent low Income howsing tax credite

*  Create more flexdbility in the on-site program by cstablishing a sliding
scale of sef-asisdle percentages and tenant eligibility limits. Such a sliding
seale would albow developers to match the affordability requirements to
the speciflc site, market and financing requirements of thelr projects. In

3
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CHPC ) Incenbives

additlon, developers that set aside affordable units in accordance to the
following seale might receive tax abatement sinsilar fo the benefits
affered under the |-51 Prograsm,

Repeal RFTL §421-a (2)(c) (i) that requires five new dwe units fo
every demalished unlt in new comstractions of more mmﬂmh AITm-r

all dwelling unlts that excewd the numbe
eligible for benefits, e e s

Repeal the “initial adjusted monthly rent™ formula [RPTL §421-a (2)] that
applies to all excapt the alfardable units. s

INCLUSIONARY ZOMING

Asljust the borus fornulas so that developers can attais the maximuem
floos area bonus by providing different combinations of low-, moderate-
and middle-income affordable units,

E:qu_ndﬂ'm Inclesionary Housing Program to include R7, It6, and B9
districts on wide streets, with a bones awasd cap of no moes than 20
percent of the standard allowable floor area ratio.

Expand the program to incorporate commercial floor ares bonuses in
mixed-use districts, in exchange for affordable housing pravision,

Remiove the restriction barring developments receiving real estale bax
exemplions or operating asskstance from recelving Enebusi H
floor area bonuses, .

Remove the restriction barring the use of rents from affordable units
bowarsds the principal or Interest owed on amy debt other than that scarred
from capital inyprovements to the affordable units.

Remove the restriction requiring that the affordable units be managed by
a non-profil organlzation.

Remwove the restriction requiring that no single stary in a bail
receiving a Mloor area bonss centain maore thas two .mm.ufnfu
unless 80 percent of all stories contain two or more affordalele wndls,
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Report of the Citizens Housing and
Planning Council on Housing

I Dmrulnpment in Downtown Manhattan
september 19, 2002
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Executive Summary.

Tha Ciizras Hoeting and Flaaning Cosncil of Mew ¥ ork believes that the palicy poal of
Wimwmm-MMIl
ms the mrea stk 1o reeover i pebeid froms e berromist attack of
Smhan'l.] Al Tha report cxplons the nolo of residential developimeni in et
recovery procesd and offees cur secommendations reganding setidential development in
doamicem’s mized-wts savironment. Our prinzipal fisdings el recomescniatices o

o Larwen hianhattan remaing a critical panenior of wealth snd jobs for e region and
o, dewelopment skould not proempl that rele.

@ 0 the appeonimately |00 million square fiset of commendal spase downiows,
spproxssalely 15 million spuare foef built befoas the Second Weald War & sulinbds
o enrversion o reslentin] e

@ Civen placsible ferecaits of Fature oflice demand aned corafruction in Lowor
Mashatian, sboab § millecn square foet of this older office space eoeld be converted
b resideniml oo without impisging on pobocreabing commential uses.

@ The balance between commescial sasd residential reuse of elder offeoe buildings is

elfectively repulated by monkel mechanisms. Awy intervesiion by pld:-i:-l.g-muu
bl Tocis on e daaiing the cofveriion of appeopeiale buiilidsg in cxisling
rendongial o

comenuction and cosvermena, i betworn 000 and 8000 dwelling @it

0 Poblic agencies should creaie o commeroal coneolidation peogram pimad 5 kelpesg
cormpasass ekale from buiklings shicd o cormvemion o ofaor spaco dowabown,

@ Hew, snassisiod bousag development dewriown remains econemically vishle piven
prevailisg developinent oot asd rents in Manbaman, bul fhai Bousing will be
acoessible only b households sarming $100,000 or more, The use of Boc-e el
Liberty Fonds can pedece feasitde rents by about & peroent.

@ Liberty Bonds should be ssed 1o fashion s more (lexible model of minad- insome
Eoaniing Ban Bt allirend Ungogh S v of coaremlivm| privale sclivity bond
financieg Public sgencies shoald ol impoae festsictons on e wie of Lty Bosds
Exa i eRisting redrishions on privalo activity bond ficancing.
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CHPCT e Hlosing

Appreximately § 15 mallion of Sedemal appropriations for downiown recovery, in

conjunction with Liberty Bords, sbould be used 5 create 1,500 apartments for
middlesinoome howebolds sarming, on sversge, 150 pescent of the ares median
incame

Liberty Donds, in conuns o '#ﬂhulﬂﬁiﬁiﬂl-th:llﬂn!ﬂ:h‘ﬂ [progTam, shinld
b usedl by encinsaps mived-um conversions where

Puklic apencics should encocrape future converssons. in specilic areas where
pedudenial cluvers slesly exinl. I dispéricd hroughon! downtown, the polengial for
dﬁﬂ:ﬂhmﬁ#ﬂnpmmluurﬂulﬂhﬂﬂmpnwﬁ:mm
temps o Eewer MankaSian,

The neighborbaods sientifeed s this soedy reprepent Beaner oppornuniliel Tof pew
housing than the former World Trade Conter site. ATbouph mixed-use
redewclopment, incloding dxme reiadcstial, may be appropnats, new afuckunes ak tho
sate shoulid be primanily for commeniad use.
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Heuiirg Folicr Cobwile & Volames 03, lsua 3 2§
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Revitalizing Inner-City Neighborhoods:
New York City's Ten-Year Plan

Michnel H. Schill, Ingrid Gould Ellen, Amy Ellen Schwartz, and
Toan Woica
frar Tork Umiversily

Absiran

Thnth:—hnﬂ#hp-id'ﬂn‘himmhnmwm
il Pl ) i P elisg pecighiler beoinds. Bogisniag io Uhe mid- L B60s, Mow City
iy off e oy mowl. 40t rewssd e E:It.-lhpl.q_'l‘h
aped P e phanrieeed peailalipation

Hﬂdhﬂy-‘hﬂi—hmﬂniﬂ-h Flan, s well s Lo various
W] B KHMWMMﬂJ

I.i.ﬂdu.::h' Tieerair alffectord Bha prices of remarhy homm

L Pk BOEE ety off Te o Plas uiils roee felalies o B bva b bepord) B0 ok,

Hﬂ--ﬂhhh-mmmmﬂ'-ﬂm-ﬂhm

Rl Dhaid, wepll-pllae e proiect-baned jeasiva
mmm»mmmmm
Eeywands: Communily, Dirvelieprrees bUrreiabastion; Blousing, Meigbborhoosd

Introduction

For the first tee in over & deends, policy makers in Wishingion, DC,
conmbdering erenti haidized honsi
“mﬁ:ﬂhmﬂl ng i R g g prodaction

lﬂtmlqlufntﬂndlmpmlhﬂhdhﬂnﬂhhdhﬂﬂ
they may help climinnte negubive externalities erested by deteriorsted
housing and, in some instanoss, penembe positire spillover effoets. Up
o nirw, redatiraly fow studisa have explored whedber this theoretionl
mhvaniagn of precdaction subsidies is actsally borme el by the facis,
mnad the reasalts of e ptodien thet hue been done mre
irsonciusive,

Over the mnnm-mhmmnmnm

ek supparted i e of
thi 17 St = 1955 Mrﬂm
ety (1885), 1k eommilment of e I-Ih'll.h:ml.n]:.uﬂuﬂmul.—
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B Mkl H S0, |rggred Deimak] Elen Ay Elbes Silapini, aned lodo Vosu

ey Chan 100,000 ksising urita svor & five-yosr pericd has
hw“hﬂntﬁ}ﬂ!.ﬂ@nﬁ.mm

Capital Flan, n sisnomer for n program thal slready hns lastod over

14 yoars, eroompassos & wids varisty al']:l'T:llullh:uuhtuihnp:t-

dizotias or rehabllitation of which evolved wrer time

im the: fnew of politienl and ' eomsirainta. In this srtich, we will

earsing this onprecedendsd p -hﬂi:i:lwﬂ:ulu'p-ufhmﬁu

wh:m!tmﬂd.-mdfuimpdimlhud.r'lnud:hub
{ocus on whether Ten-¥ear Plan production sub-
mdies prnerabed posdisier epllover offects.

Ir the fired gaurd, wo mainisin thal production prograsms Bk e Ton-
/ : | s criesited

Year Plan ar in thisoy morn likely (kas
wuch a3 housing voechirs, W geacmate pactine spillove effects in dis-
] busrbcxnds. War Uhem o o in Lhe secomd part Lo recount the
histery of the Tes-Year Plan in an offort 1o deseribe it carme =t
nrsd ta proveds n we phebire off tke kowsing thsl wns
Uhiy miagh in which 5L wns loeated, and the bonse.

d

Production progeams snd nelghborhoosd spillovers

Albier o lively debabe in the lete 19506 and early 1990 (for exampls,
Apgar 1590; Walcher 1560), moat hoasing policy kave come o
favor housing vouckers & Uhs mation's mssn mp for delivering
i ﬂ#ﬂhhﬂhﬂﬂmmw

wirtnes of housing vouchers relntive to programs subsidire
the pheice il recipients, and the penerally superior neighbor-
heods in mssisted families ullimately settle? Neveriheless,

betier paited to schioving tnrpeded neighborbaoed

revitatiariin, ohjactives

8 Thai libatmbars oo L delwmnisgea of wrcchors i volominos, end we mummarioe # s
Elien: ot all S350 Far racent coml. Tl mrwrty et pa] e st b e
g, s 113 Cheiwral Aiuiitlng bF_Cr]

Farrls W Foundabinn

2: New York City Housing Studies:
J. Revitalizing Inner-City Neighborhoods

DIVISION OF APPLIED RESEARCH AND PLANNING THE STEVEN L. NEWMAN REAL ESTATE INSTITUTE BARUCH COLLEGE / CUNY






FINAL REPORT APRIL1, 2005 85

3: New York Metropolitan Region
A. Out of Balance: The Housing Crisis from a Regional Perspective Summary

Part Five: Affordable Housing Compendium:
Summary:
National Affordable Housing Programs



FINAL REPORT APRIL1, 2005

86

Out of Balance:
The Hou Singr Crisis from
a Ih'_q_{;i-:_:-n:a] !:'::rbp:.'::l'w:.'

April 2004

Regional Pla ﬂnssm:latmn
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Weachesier County
AfEarEable Misting Woics diseirment Fuecuabtog Samemany

EXECUTIVE SUMMARY

This report presents the findings of & detailed study of Westchaster Cournty’s alTordabds
housing meed for the yoars 2000 40 2003 Working with the Weschouor Cousty Housing
Opportenities Commiziica (HOC), the Center for Urbas Policy Research (CUPR) analyred data
from the 3000 LS Censas e well s other sources 1o idsenify Weatchoster Cowmty's exinsting
affordable housieg need and to forecast fature peed. CUPR wsad the lncome, housing conditioes,
and housing expenditures of houschaldi identificd in the U5 Ceams Public Ue Mlorodaie
Samply (FUME-3%3 1o determine exinirg alfeedable hoosing nesd. Futoe affecdible hootiag
moed s m pesull of the projected growth in hosscholds within particular incoms categaries.

Income-constrained Households in Westchester County in the Year 2000

Thin. prporl snatyres theee househald income groups—3094 or less of honsehold median
Income, 30-B0% of houscheld median incume, and B0-100% of mediss howmchold jscoss.,
Aldhough informatien b provided for all dree inotese provps, caly the fiest two e Inchaded in
the firad need determiration. The irclusion of the thisd group (810056 of median household
inen=c) 5% the imalyris is intorded o demonsinits that Exding afTordable housing in Waestchosior
s be probdematic even of housshalds earveag clobe 10 Die caunly mediss i intome,

According t the LS8 Cenmur PUME dain, Wesnchester Cownty compained 335,244
homacholds in 2000, Ulisg the median household income for Weschester County ($23, 100)
published by the US Depariment of Homing and Urban Developesent (JIUD) in 2000, CUPR
deterreined that §4,308 bomsboldy carrd bees than 50 perecat of the conty madian and 59,001
bevneholds earsed betwers 50 sad B0 peroent of the county median,

#  Thet for the pupores of thir sfudy, H.memﬂhﬂhﬂl
torget pepndation) from which gffordsble hesting maed is determined [+ 193,037
Fonciehalah.
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Wiatcherter Cownty iirch 200
e Sl Execuiire Sy

Exbiting Afferdable Houwsing Demand —2000

Wesking with the HOC, CUPR identified thoca housing condition as being indicative of
exinting affandabie bousing demand—households living in defizient conditions, howiebsids living
in evercrowded condisisas, and households payiag 100 large & percentage of thelr incoms for
housizg. mﬂrﬂﬂmdhknuhhhﬂﬂﬂhﬁiﬂ.ﬂkhdurﬂlﬁmhm
hmmmﬁmmmm]ﬂﬂmﬂﬂﬂﬂlmmhilhm. Using
the £18 Comaur PUMS dsts, CUPR detormined that:

o 2481 low- and modsrete Income heaekolds in Wesicherser County occupled deficient
kouring
The secend bousisg conditiea refers 10 homebolds in which the rwtio of persons o rooms

exceeds 1,01, 8 sumber eind by HUD as in indization of crowding. Recopuizing that some
mmmﬂmpmnmmm:i&#mmwm
were net deficient s s analysis. Tn addresming overcrowding as & housing ke, it should be
mated fhat vhe ereaion of coe gew ffccdablc unit bas dhe potentisl te create more than ane
satisfied affordable houschold That s, 83 an overcrowded homehold maves iato o wait of
appropriate sine, the eeipmal unit it lefi o addres apother houschodd's meeds Thus, ia
desermising fins] seed, about fifly percent of the crowded bauseholds will require the creation of
new bomiing units.

o 4374 los and modercte-income homseholds mat lving In defisient eonditions occapled
MMhWaMMMRWMhmqf
adkiiossf hosging sty reguined i meet this demand & 7,225
midmdlwmhmH.mhdI.mhhﬂhﬂ-H

rmﬂhrﬂﬂﬂﬁmﬂiﬂmﬁlrﬂiﬂ“mm-ﬁmtvi
0% for hesssing costs. Agin, CUPR considered saly those income-coastmined housebolds that
wese seither i deficient mor crowdiad conditioes 1 avoid dovble coasting.

v TLISP fere and moderate-income hosavholds ‘not livisg In deficient or overcreweled
evndirines were fownd to be cost-burdened In Weicheater Cosmiy

Mtwhl-uumﬂmh—hmrﬂmmhmhm
wp&wmmrhmﬁmmmmmb
gt bncluded in the final dctermiration of boating need,
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Hiesghestor County Morch 2004
Affordabie Nouting Neeh Ausernes: Frecutio Samemiry

In addition, the mewber of bomelem houmeholh, wopplied by Weescheser Coanty, s
imehuded In the exiiting demand for alfordable bousisg. s 2000, thepe were 677 homeless
hoasebolds.

s Total extrting dewond (s 10.43) wnits, consiaing of 2480 deficient wmits, 7,273
arvergrormded i, and @77 hamelesn bowinkaldr,

Frojected Affordabie Housing Demmand—2id-2015
Projected affordable homing demurd ls defined o the 5t ircrcane in low- and moderale-
instess hirsisholds between the year 2000 and fhe year 3013, CUPR forecast e greswth bn these
househobds wsing pepulstion peojections fram New Yok State and houschald formation (or
headihip) raies and incoms peopections compoted by CUPR
v Frojecied gifordafle houring demend betwnon 2000 and 2015 fe 8, 657 wnir

Projecied Aflordable Hewsing Supply—2000-2015

CUPR projected an iscrease in the wapply of housing svailable 10 the Income-constrained
populatesn by st exiating and futere seed. For cxistisg eeed, thin comes primasily from
seoondary sources (filieriag, coavenions, eic.) ed nmeunts o 3,500 urd. For e seed, dhis
public amd private homing supply neiting out what was. delivered in response to the prior need
prejuction. This amourts o4 810 mits.

»  Theough J0I5, of & rocs sfbrdeble houslng desond of 08T wwier, prisary ond
weooadary setroed of oo didle hoasing sugply are prafecied o provide for 8 315 targer
popziatins kawrekaldr

®  Through M03, /0,768 ecining and profecied farged papulation bewseholdr wilf comriinete
dourley meed that ir profecied nod o b mer theagh primary or seondary sowoer af
houring rpply. (e profections indicate that Thir samet moed i reprevented by 6,233
exiiting and 1830 fature low- and moderate-income hosseholds, pler 677 exinting
Romeless bourabaldy
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Wenehermr oty Mk 00
Affardatle Mouidng Needs Arseamment Engcwrivr Sumimary

Westehester County Affordable Houslng Need
mm:ﬂmﬂthulupud{mWﬂwmﬂwpuﬂlﬁh

parnsritesd i the ke below.
Ralsting Demand (2000)
Deficient Units  ..—e.c e — E— e e T L
Crowted Unilh  ——mmmmremeenees — e L — TAT)
Homeleas e e —— e e BT
Tl Ot Dl - oo re e SES— ——— s (R N
Tuture Demund (2000-T015)
Torw Low-, and ModeetesIncome Housthadd o —oooimmerer e e BBEE
Total Affordatils Housing Demand Cori 15,083
Feturs Supply (2000-2015) =
Primary Sources. ...oem-e R ———— el elean o
BpeafANry BIoCE s e e EETR— e 4,212
Tulal Afferdable Houslng Supply — - B35
Tatal Alfardable Flomsing Need

Tuotal Tremmiamd - Tedal El.mph'_u-..m.—_.u--.—_-u_".—'lﬂ-.m
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o pacherer Srmaly
Affordatile Mowiing Needs Arivzment Chapier §: dntradction

CHAFTER 1: INTRODUCTION

mmmm‘ﬂwmmhm.“ﬂhm
bousing need in Weatehesiter Cousty and prodused the following repart.  The assmament wa
" eonducted based wpon @ methodology apreed o by the Wesichesier County Housing
Oppertusisiss Commisdion (HOC) and CUTE, and laid o in the report. The goal of the study
wis ko desermine i exfiting and pocjected affondable housing noed Bor the peviod of J000-20 5,
CUPR comploted s similar siudy lor 'Wesicheser Couniy = 1993, de seuln of which Telpal b
county design snd implemest an affordshls housing development plam. Tt ix oar hope that the
present weport will be ug miefol by Wealchenter Counity.

OUTLINE OF THE RERDET

In b Bxllawing chapler, CUFE sote oot the sibodalogy Dy determining exsiting snd
futwre adfordable howmiag demand. We firw diucess the chamoleristics of the tager population,
hmﬁ-h«ﬁ%d@ﬂm}%ﬂﬂﬂﬂ%mﬂﬂ_
Eysugehaddi (BD- 100 of median). Thess housbolds bogether repreient what we hive called tie
WMHWM.MEMNM“
growpt, the middle =income groug Is repomad for informational purpoans enly and is mat incheded
in e final pocd defarmiratica. Tho, the low- and modet-indose oo ripecicnl the WEEEL
populateon of bouwsehald for purpaics of this shsdy,

Through oer dtssmsios witk the HOE, we delined existing demand b imclode foar
proups of income=-cormtnened homeholds in the year 2000

1] Thaer kosackolds in physically deficient hosding ity

T Thent Bomickald in ovimerownded homiing unsti, and

3} Thois Bomebolds paying too great o dhare of thelr lneome in bousing ecats.

4} Homeless howebolds

The taind cavepory of pffedatle housing need, cost enden, can be addrnessed 1hregh
policy imtereentions that do nat necessitale the cvation of pew affordsble homisg unlts and
theralom it not considered i e feal ohed delcrminatios, bet presenied for Exfermadicnal
parposes aaly.

Feojocted dermand B defincd i ¢ mel acresse in income-cominined houscholdl
berween the years 2000 asd 3015, The nomber and selecird chancleristion of each al these
fEoupa is detalled b Chapter 2 Moce detadl ca the houscholds Bt comprise current demand b
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LT T Mok 2O
Afardabla Moaring Niede Asuismen Clawaryr |7 Perghuciion

posssted i Clapler 3, In pasticulas, we examise the soclocconomic and locational
Euscteriitics of these bouscholds as! make some oherrvations shout the extent of afferdable
housing demand in parsicutar demographic aed regiosal greupeags.

’ Chapter 4 peesents CLIPR's euisate for projecied bousing supply for the pericd between
Pt yeass 2000 asd 3015, The peojecied supply consiss of both wnlis previded through primary
sources (e.p, mew comtrociion) and those derfved from so-ralled socondary sources—
comeminnm, [ering, iod sposteecsun relablition. W then act &t 1o determite (he ramber
of urcns ks each of these cateportes fhat mipht sccommodale iotas-constrained bouseholds.

Chagter § brings topether our deratad popalation snd oer projected affordable howsing
supply, Through 8 series of srasching exercises, we determine to whit exiear projocied bousing
supply will be abde 1o mect the demand identificd in Chagter 2. That demand which i sl
satisfied turough the matching peoorm i considered unmet rocd.

Chapler § pusmarites the ffosdable housing need for Westchester Cousty for the period
2000-2015. An amalyiis detsiling charschmistics of e commuting population of Wesichester
Couzry ks provided In Appendix A. This dsta haa s kmpact en the delermination of sffordabde
housing meed, but is provided al the request of the HOC for purpases. of policy fermation ssd
implrmeriatios.
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CHAFPTER 1: EXISTING AND PROJECTED DEMAND FOR
AFPORDABLE HOUSING

INTRODFUCTION

This chageer scta Barth & metkodoiogy for measoring existing demand for alfardable
housing in the ‘Wesichesier County, placing that methodalogy squasely within the ontexi of meee
ihan lifty yeasi of week by the LS. Busess of the Ceraus urd federal howsing progrnims io smmive
m dzlinidoas of hoassing need. We sk what proporiioa of the 1otal menbor of heuscholdi in the
Westcheiter County can be clamificd i low, moderate, or middle ivoome; md we sk what
proporion of thess insose-consimised houstholds are Tiving in deficient or ovenooeded
tousing, or bearing ;. excenive howing col bueden.  To asiwer (hese questions regulres
rigoros specification of the definition of “low imcom:,” “msodarte income,” snd “middle
incame™ ped of “deficienm howiag” “overerowded housing.” and “housing cost burden™—term
that a first ghusce may seeen self-explusasory but wpoa eeper seflection are quile comples.

We first measere the magaitude of hoasing sesd genemted by exiuing (2000) low-,
moderate-, ard middie-income bowmeholds i deficlent or evercrowded howming or experienciag
hausing ot bunden. We (hes estimale (he growth in demand in ghe cegion thevagh (he year
2005, We wse the U5 Cemmws Public Use Microdsfo Sample (PLIAS) 12 determine exinging
demand for the year 3000, The methadabgy uted 1o measwre projecied demand begin with
projections of county populatios growth Tor 2000 ta 2014, ramlates thess pogulation projoctions
jata extirates of hopoehald grewth rates (since il is househaldi thal coavesr: housing walis), and
thea desermines the propemeen of projecied bounerbold growih tat will be of bow, modias, oo
middle income.

In sum, ¥his chapter bets forth e mugnitude of existing (2000) and poojected (2000 12
7015} demand for affordable homing In the Westchoster Consnty, This specification of demand
sets the abape for any subisguent aemps ot anwiforstisn: i b the exithcal initial building block
that documeats the scale of the jsvse Only when the magsingde of demand bas born rigamuily
nd ysiematically defined can the effee required 0 mect thal dermnd be wnsiaed and a
wockabds plas Tamalated W s hen b € idonsificaion of eaiiteg Yousing demand in 20040,

EXISTING (2000) DEMAND FOR AFFORDABLE HOUSING
The L5 Caminy Public Ure Microdsta Sample (PUIMS) provides estimates of boaiehald
a5 oming charsetertics based on a detadlod sumvey of $ peromst of the total popalation. We use
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Executive Summary

Thee Comurarerealih of Massscbiseils has o hosring

problemn. Deeigeie The fiienl weakodis in e eoonosy,
heusing comEncm tabs mosabwly sxpaneten for i
citizerer, bor the sfuli chilldown of lewdl les wilsy alisady
liver beere, domad oo wwvuriord aamad hais 1o prvadi v 3 o vl
b mser 85 blaiias hariett b el o tabe joba. For
e Wb s Blring, B high oot o bousing
poses & pooertially satbous bamier io soracting work-
e Triin ki et iane. Hhosne arions ooot s i
pscalale s Brak as of fune 200 the averagesals praoe
el SADDINEL In 3 wevens podll ol reperssnbanie

citizere. 25 geroralof the nespoodernib epornl 1
wiah io relocale 1o 4 b mponuree anes §

The Commaprvmealth Bhraiing Taak Foeos ba s sd B
griup that Bas been meeting since T001 s develop
nalutinna 63 fhis problem. Tl memibsers roporseat
Baorting engankmations, the buslnes qemEILn Ry
wrganiped labos, the Uetae o] |ratinade, The Boslos
Feremadatien, Cittrens Hiowing and Flanning Assccia-
i [T FARR "), soademic inshbibinre, slecied and
appr ied oificials, wrd @any ofhes. 18 Co-cloir are
Jerry Bappapert, Je, Prstidlert of the Niw Boabon
Pumnd; Plesscr White, Pemiden! of Homing Partsary,
I aied CFRARA, Loy DR, Pariner s [aoon
Pratady; iad Thomas Holksier, Prathdinl of Cilisens
Hark, Mascschus and Chal roraes, of the Gosaber
Pk b bt iod Commimeeree, Fasl Grogan, Mreddens
arsd CEC ad the oty Fomstadatin, derved i il
oomner of this Taak Faree.

Thet Tiidi Fitd Pt fidls thal

I, Ther slate prowide Hinancial and ether incenlives
o bowrad cramimvenEies B pass Smrark Cevawth
Theelay Faning DEissicrs thal alliw the bailding
of single-family komers on smaller ot amd the

qonsciian ol aparimamss lor Lamilies al all
irtame breks

2. Ther slsle bncraass ils commitment 1o fund

altgdsble houging fur families of law and
madenele BRdoite

Thils regeort, proepared for snd submisied B e Com-
el Housing Task Porce, desrites a propoed
initistve thal wes e conoapt ol Overlay Lonirg

deraity growth ik Smat The program i
Cororerih Encationa. Comoma-

[ T R TR ﬂﬂ-ﬁbﬂtﬂl‘h‘i
partiapale in e the Commerwealth
heeusirg program will be 7

subgtantially rewarded fjor 10 increxse funding
ther puticpation. The pro- o yfordable

puna.wummhr
thiocoease  housing, to reduce

hmhmm

ing, B redduce development develogment
sprarwl, 1o incosas Eha

]l N et e sprawl, to incTease
:hutpt—ﬂm E - o
neighborbosd revitalization  OpE $pace, aad
Thils mrasegy ik oo ks
-.-uq-uunu#mrnm te enhance
o, opporiunities Tor
Wachprossd; Thee i a high

Fh'lldlhph'liﬂl:i historic
::mnmmh zl -
Comprrtrnnahh b ol st an neighborhotd
abordiibeibtly biieod for lorw izl

wadvn bi-tre ey [nmadies, revitalizatica.
Tl AT P e B

that pffects the will-beiigg, of all recbfents of the slute.

The hsman capiisl ol the area - & urigue and Geestal
et bni i ol ey bogh bich Bscmamsas and

it edurational, nesrarch, and Sedical nstituteens -
it Tang rom promeasd becsss yousg scentoll,
ergifsnems, dooiors, and badines people find i
Adficult to affond, even with sulslaniial falsries, the
paschuse price on booes Lhat meet Lheir fimily mobde
Theerefore, an irTeaging mumbes chonss nof b cofe
1o Madanckiparii arad spek jabe in cebar regiona ol
the country The Rubure econommi capansion b e
Comamoeepatih bs ereforr al vk

Al e saprss Hine. lamd -use pepulatiore srd bulding
pattrrrane pusbing housing lurber cot [pom Beton
and tha employman! cealers. The bypecal nre bt 18

i

P Commpnmopulih Sopping Bidk Hadid
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& pubsianiial wngle fxrmily hooe bodi oo Luge Lok
Bar [ CllY CRRbers sned musss ranss. The sy sred
character ol e WNew Ergland soumrysde | n o
ardy feom accrleraling sprawl

Thids ocowrs despese tha (act thal mary paople weak
st Bl oppemile. The lerusing mosl in denared by

prions fiof both home garchase and renial are the higy
st in the Bach Bay, Beacon Hill, Cambridie, isd cther
ity kocations

In othser parts of he courtry, partioularly in dee M-
orut and Lhe Soulh, heusing paices b s bod the
irdfixiion ruby in construction ooab. This dos ot bap-
o I Barshon and pdher Basl ansd Wt Cnast bailt-ep,
urbsaniced sevas wheere Foutng prios have escalaled
ab rades doubly and triple dha rale of undarlyisg infla-
liow. Eovsboiisls pgres (Bat an @abalancs of sipply
aned demand ciises these ecalations. Nod doigh
housirg i being beilt to meet (e demand, and o s
i 1, hcagaing wnarkosin i puch aresa. come bnio bal-
arsor only by means of subsnsris) price Inoreases

Thily regart conchodes thal reiber o “lach of land™,

& dhamsge of ovmpetent developen, nors bk of
Srancing 4% Boosinl b e ehormlsl] ol oofatricn
gxperienond Buroughout Boslon. o of dhee leokeos
exishs hvere, Bnstnad, the repart identifios rmlriciore
womirg s U ol G 1 Bt her oo ludes thal s
perirrenry reanaen Bor thid b Hhe Sdveerie I o S6wE
Hramacrs. Mom e hesssing drvelopmant. Thirafor.
the repl bedeeors ast adidsgapnig Ay fak of bomp'ng
prodiachion rejuing prodicing in sdapeale spply oF

fuosd ssound for howming by chamginy the wrderhyimg !
cirrilribnt 1 BTy e o oy

The Recommendation lor Producing More
Kousing and Moderating Heusing Costs

Thia repeat propoiss that fhe slate casct keglalalion
thst will reward seenmraiiion for posing, Cheslay

Fordag DHstricts in Smart Growth kecatons. All oo
wreed s in Ehe slabe will b cligilie U paiticipaie an
o vodunksry basks, St Grossth becagions ant those
nrar publi Transd sl W ornten, ard undes-
ublirrd induntzial. commerial and weliluiional
biaiafinga aradl piten

The prepescd moenbivies b communities e

B Deraity Bonus Fayments wgon passips of e
Deatricts wgreal o 52,000 for such aparksani wsik
&l B00K] for saich single da iy haosren that is
dlkederdsdl i L Traneicn

W Saane pazgn priom od 100 of the ooen ol providing
K= b et (o e Chikd in pable; sciasols
lheing in 2 merve boustag wril it in e Dhalaiol

W Fricwity for receiving capital i imenis rem e
ptabe for inlresfructur improvessmibi.

Tr cdlen b e eliggiibe o dhve sl inoenkives, we
sevoonrems] bt Creerlay Zoning T om sliowr
wrioed -uumr devrlipment with a derilly bor agarimend
nwﬂuhuhﬁurnpnm.ud fom ainghe-
Tarnily Bormes of o1 boast B wndis per sone. Thary woulkd
erevange be developrent of kusisg on nalill ks
arefl Hhe comversioen of ssderutiboed come=eraul,
rale st rial, e deatingional dies of progartie.

Bach Chskric? would alie riquine that in all progs
woniaining mone dham 12 units, 1) percank of B units
b aifcadahls b Ehaoer with

irsidenes g S5 od medlan
£N commanilies i _
“mm . e rmriari b sl B ersmr-
dggand 10 Il d enigr skar-
'Ilhﬂ“ durds in b prodéviiboda of tha
io m= Orwerlay Foning Diatricts
suich ihat bl [l nning Board
an a il b bl 1o e thai
i what i bolle In e Dot 6

Flasning Boards * ke chinesoter of Wk imirradi-

sk neighborbood. W is

£AN ENSUTE - ihurdhar mooosmernediod Haal

- : the state Dhrpartment of

Cwhat isbelin Howseg sed Community
i _ (DHCD) be

Calisticwillbe gesipnabed 1o sdminises the

-

mﬂh'ﬂ rewlpw e overlay disiri
ﬂlﬂ'l"'-:' and sovompanying bulld:
ellhe abeiiirg o

et

A Wassbag Sfrabogy Par B@avl Sdimib oad Downamin Fevalepmani
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Chagder 400, The legilation that allews developas
toarerrtide bxcal pornisg ordinanoes Usder onilain
conditicns. Cee thas egislalive work ib comphnd,
it i snvescipaded ihai B Comamonmnalth Housisg
Tadk Feeoe will peopose ways inowhich Overlay
Foring Districts can be inbagraled wilh B faw

the contisund extinmsd of 8 Mg Chapher 400

the Owerlay Fosing [Retrict program s Bleldy is
romaall iy L Coofel P Ty 0o 0000 et Wi il LiPaa.
- beth market rube and alfondable = wishin the Orverlay
Zonisg, Disiricts cver the next b years. Of this
etk apgessimaney 19000 i will b the
coratrucion of incremental e unils in e
Comirsenurealth. (The remaining 14,000 waib ane

ireirh Lhal wie pacdeo waodilid
2PN e W i TR ] o
mhtmmﬂl : |||mmluu
L Overlay Districi} 33 00 nwr Units
In peddifin, st & L
ithis repart will support the in Bverlay Foning
i Thly 0o 20 SdSumenial Ea e
p———————" Districts. the
howsirg cunbde Cverley  agnual increxsed
[T 5
The set incease in peadue-  SEn00IINE Cosl ol
N shemikd be waificient to ks new mflialive
Lnru.n:u.mv:mm- s estimated o
wepalih b e potn wheoe
Koy besey L% o
spyescablyowcondthe  yh 2001 stale
Chver time, this will peovide reimbursemant
Banniag mean in lie il 1
whal tamlies can afford. for school
Yaopieert, the wnlis "irans. -
berred” sk e Dhstr s 'mf’"
Sngaind rarall skebtions snad
fred i b cerdlens from other locaHor =l help
reckace eongEstion and urn sprawl and will
prosarie vaboable & pen dpade.

It |5 dctsuirsesd that b ptimulate and socormeolibe L
30,000 s uni, Bening bor L0000 unis msl b pot
in plece during the pexk hin yeams.

1 i eniisaatand Hhatt ez cueidl i e stbte e Thee Eenaliy
Borvas Mayorasts for the reane sordsgg will sl 82§11
millign sred growe o § 14 millien per pear by the ienth
yeas The mfdinianal sevie ooabs for public wchooling is
estemabed by ikt 85 53 millios in it g vear and
rise B approsimatoly $60 million by the bonth year. T
el Bk 3l lion numibser in consest, Ben pras o
e, 1% EAO00 peew undis in Chegrianr
Faring Districts, the areas] increased schooling cost
ol this napw initisiee is estimated o ke oaly 2 01% of
U 200 slabe peimbrinsmaat lor schoal cependitons
undier Chicdbs M 50 blliond,

Farthar, buildisg in Overlay Zoning Disrie is
EvpasTed b grnerale slabe roveres Frism e Souites.
First, feoam (e sades g inoime s pakd porsuant
o e oot ruct won. Seval, o Las feveen s creaied
by o e Frowm Business rxparson sfnkulible 1o
Irseriniciand Fezdisling, arbonlabeling Whien fhess rovensm
sy offart againdd the vt of T prograim, el
eurbading thy lunding requined for ineressnd Bodsing
afledabality, The net coak be The shade over b jears
weill b aprpatonimrsaiety S 10D mrilSon. This amarark is
approsirately beioe e 850 reillion (hat the Cnerner
5 pemiraRlbeE 10 IncTesse kousisg prodaction, bul
i wpreasd e a 10 year period and s eoprcted b
prmeraie significantly morne harsing corineoios

The Recommendations for
Housing AHerdability:

The Corsamasrrmralth has a wide arsay of projgisms b
sanbd with slbacdal-dey fiar fis citkneras, an wrll ik s
highdy devploped deliery ivisem ol (e Jfencos
ared on-profit and for prodit develepre. Soll, ghe
affcedabaliny prodkem is nos being met in e stabe.
Farornil ntudic serss Maidsi s aa the bt
affcrdabie srase dor bousing in the Uinited Stases®

Thisi rppart poooinier el thak in order lo increase
Ihousing affardability for thosr sansing up ia 5% of
e ] L e, 3wl aa to s et e (et well
o ctipens of 1he Commsmeeslih, wiate funding lor
afforduility sssistance should ke inomaned by 3570
i over the et Ben yekrd. & pormson of this
amoreid wogiild be wtiliced within dhe Desirmg (he
rmujority of Pt §mioant wallkd e ubiliaed potbabe e

DNstricte. To offunt i coets, il 8 recommencied that

i Fig Gpmmpgewpaii b Saaied ) Teul Ppoan
[T |
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surnpius stade lared be sold during dhis periced in e

arrnt of 100 million. Smart Erowth
lecations are
1. Wsirasin oo inoresss the sfocation for hoaming : m'.m ;
under the Private Adivity Bond Cag ai the curvent
kvl Tl cERiErs
1. Gradually inedeass e housing portion of the and underutilizad
State fiamual Bosd Cap foem i cunienl brvd of
w1 b 15 indusérial,

1. Grasfeally inoreass srousl state caslsys for housing commercial,
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9 DAYID PAUL ROSEN & ASSOCIATES

LOYS ANGELES INCLUSIONARY HOLUSING STUDY
EXECLITIVE SUMMARY

BACKGROURND
What is Inclusionary Housing?

inclusionary housing programs require residential developers to provide a
perceniape of toml units st below market rents or sales prices in conjunction with
the market-rate units in the project.  Iaclusionary housing is used by a irnatedy
110 communities in Califomia o increase the production of housing affordable to
wery low, low andfor moderate income houwseholds.

Why Now!

In recognition of the critical shorage of afordalsle huminﬁl in the City of
Los Angeles, and the imﬁ:‘IMn: of afiordable housing to the overall local
econcmy and livabslity of the City, Les Angeles policymakers commissioned David
Paul Rosen & Associates (DRA) to examing inclusionary housing as one of the
stragegies the City can pursue bo mest its affoedable howssing needds.

What Effect Mas Inclusionary Housing Had on Housing Produection in Other
Cemmunitics?

DRA compiled data on annual housing starts over a bwenty-year period in
Calitornia to determine if inclusionary h-n-l.tiiqg ProgranTs nq-ga.:j-.rr_l{-p afect hwghg
production, F-nr_lhe period 19812001, DRA reviewed annual new Costrection
resldential building permit figures for 28 cities = with and without inclusianary
housing programs = located in Los Angales, Ovarpe, San Disga, San Franciscn, and
Sacramentd counties. DRA also anatlyzed I'h:uslng sian data for the Saie of
Califomia h-l'ﬂ'lll'ﬂd'rl-!lE:l'h}d. Thee snalysis includes separate tabulations for single
famity and multifamily housing stasts.

The annual hﬂmlnghit-irt data were then ared to passage of the 1986 Tax
Reform Act {which significantly reduced favorable tax treatment for the
corstruction of irestment ﬁ:npeﬂ'ﬂ,.lrd by economic indicaton: the prime rabe,
the 30 year morigage rate, the unemployment rate, and area median home price.

An analysis of these data shows that for the jurisdictions surveyed, adoption of an
inclusionary howting program is not associated with a negative effect on housi
uctlon, In dact, in most jurisdictions as diverse as San Diego, Carlshad,
cramenio, housing producteen increased, sometimes deamatically, after passape

Ciry of Lok At I lusibonary Honing Study Septasbar 25, 20T
Emecutive Srmesary Fage E51
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& DA PAUL ROSEN & ASSOCIATES

of inclusionary housang ordinances. Rather, increases and decreases in housing
starts ol closely track Mummpllﬁnmnl rate. While in no case did the adoption
of an Inclisionary housing program slow howsing production, the 1986 Tax Reform
Act clearly was associa “ﬂnﬁra sharp decling in houing stars in most Califosnaa
COaTHT LT s,

Chart 1 sumsnasizes building permit figunes over time for the Stae of California.
Charlzshu'ﬂﬂwl?wuf:ﬂhtﬂibr Angeles, and Chart 3 displays trends in
the City of Carlsbad (one city with inclusionary housing program). (Al 28 charts
are included in the (ull DRA repat.)

APFROACH AND METHODOLONEY

Whey This Study?
Iaclusionary housing Im & prospective o081 on ment which can b
m;llymml wilhi economic incentives ard & trma'lj-.re-'mpham

ions. DA wched an economic analysis which measures the cost of
ahernatve inclusionary requirements againgt the value of incentive "packages”® 1o
offset costs or otherwise provide incentives 1o market-rate bowsing. This analysis
will assist policymakers in making informed decisions about inclusionary h B
for Los Angeles.

DRA analyzed the potential impact of alternative inclusionary housing
requirements and incentives based on how housing actually gets built in Los
.Artsn‘lui. . The cost io build marketrate I'm.ulna_ in Los Angetes Wag
carellly anayzed with the help of a panel of housing developers active in the
current Lot Angeles market, T imﬁprﬂtﬂi used & group of for-profil and
nanpialit developers to review, revise and valldate assumpticns about

costs, and to provide assumptions on developer profit and overhead. This
collaborative process (detailed in Appendix A of the DRA study] woed the
eConomec assumptions, dn'nlﬁwnl pratotypes and incentives in the study.
Ten housing pr-:-mlf.rpﬂv-:f-: eloped in conjunction with the rnrr:rlb.
wﬂﬂpk: rental and owvner housing currently or prospectively |
in Los Ange

Table E5-1 describes the six rental howsing prototypes ued in the economic
analysit. Table E5-2 describes the four avwner ing procdctypes analyzed.

! wim‘h@immﬂuﬁ WTEE
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A PHILADELPHIA HOUSING TRUST FUND
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AND NETGHBORHOOD REVITALIZATION

& Report by the: Philsdsephis Asgodstion of Commemnily Development Corporations

PALCTNC

PO Bow 22041

1314 Chadtrut Soneit, Sute 700
Priladsiphia PA 19110
215,732, 5029

L. ong
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Excentive Summary
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2003-2004 ACTION PLAN
City and County of San Francisco

Program Year: 7/01/03-6/30/04

Mayor’s Office of Commumity Development
Mayor's Office of Housing
San Francisco Redevelopment Agency
C fo MOCD, 25 Van Ness Avenue
San Francisco, CA 94102

(415) 252-3100
TDD (415) 252-3107
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L INTRODUCTION TO THE 2003-2004 ACTION FLAN
A, Gemeral Backgrosnd

Thee 20403-D00H Action Plan presents the City and County of San Frenciseo's prioritics and
specific activilbes 1o sddress the housing end community develoganent neads of low incame San
Franciscans and addresses ihe goals establisked in fis 2000 - 2005 Congalidstod Plan, The
Action Plas is submitted to the Linited Statcs Depariment of Housing and Urbas Development
annually s constivetes &n application for funds under Sour dilforonl foderal programs:

Community Developmeni Block Geant (CDBG,
Emergency Shelior Granl (ESG);,

HOME Isvesiment Patnership (HOME), and,

Housing Opporfurdiies lor People with AIDS (HOFWA)

Far s thasn fwed decades, San Francisco's community development effiorts have ascisted the
development of lovweer income communities and sarmed low and moderate-income persons. This
yoar's progrem strives o do the same in the midst of the continuing effects of wedfane reform
challemges, cxtremely oo Bousing vacancy rales and ongoing federsd funding ¢t [of domesisc
prograes. Both public and non-peofit ageneics dedicated b serving San Francisca's low- and
ennderate-inoomne residents are licing mcresed pressure b sddness growing meods with lois
fundisg. The past year has bocn o roller comiter yeur of turbulest events. Mon-profit agencics
e laborad e menvive in The wake of an coonomic upswing thal was wilness Lo |G- 3009
increases in nan-poo ! spaco rostal costs, and an equally damatic declise sconoaric dovwnbem
wisere infermel commpanies sbandoned office space and practically overnighi, eormeciad the
shortage in affice spaoo for non-profits. Lost year, we emphasized the need 1o hester enmrne
long:-term stability for the non-peofii organizations duail provide the crlical communily
developmend activitizs necded by San Franciscans, Our commitmens remaing this year. [n
addition, local non-peofits s faced with dminished options for fundraising as typical long-term
Tunalers ane ieducang of ¢limasalisg granl-making programs in this year of slow cconomac
activity.

& & & @

As im past years, this year's programe was developad with ihe endersisnding thai CDBG, ESG,
HOME aed HOP'WA funds sre merely fomr of amnerous fending sources. snd cfforts by various
Cily Depanments w0 address the neods of our lowest incoms communitics and individuals. In
meany indtenesd CERG may b the mas! Aexible funding sossce available for particular efforts.
Far exsamplo, CINRG wwistancs ¢an lake many forms, such as suppon for capilal projects, direct
program funding, or provigson of technical assistance andfer plarming rescaorces. The, in
devedoping this wear's program, the importance of imegrating CDBG end BSG funding wilh
broader citywide offorts was recognized.

Extensive efforts were made to cooedinate prioeities and fedisg with exinisg resources to best
reeed eritical needs, G idemfed gapa and otherwise b well wtilized.

F

2003-14 Actson Plan
City and Counly of San Francisco
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THMﬁpminnﬁmmdbdruhimhmﬂnmdﬂwmﬂﬂﬁﬂ-ﬂh

homsing, economic development and employment’workforce development. [ meeting these
me:mﬂmw:m the Mayor's Office of
Hugimasig (WO, e e San Franciseo Redevelopmeni Agsncy (SFRA), the Deparimenis
respontible for sievninration of thess fonding sowrces, wre moving io uiilize their Snancial and
humas rescaroes more siestegically and elfectively thas ever before. The key ks imprewing the
parinership between and suppart for commesay-based non-peofil afgani Fatond and ather entites

comeuenity dovelopneen! savices 10 low- aad modersic-imoome Sas Franciacan,
leveraging all available roscarces and ensuring there anc clear culcomes for all of the Cind's
inyerimenis.

The 2003 Aetion Ples s ludes approxemately 200 distinel CTHIG-funded programs and pools
providing servicss muech as housing devclopment, peblic space imprevemen, workifoece
development, nexgiborhss] centers, child can:, small buincis ochascal sssmtance nd
erftneprensaship development, and planming. Am additiona] X ESC-Tunded programs will
provide services specifically targeted ot the noods of the bomeloss. HOME fands willl primazily
e direciad towseds new housing construction, scquisition and rchabdlitation aclivities.
HOPWA funds will be used for howsing soquisithon, rebabilitation and construction, rendal
maaislanes sl supponive sarvices Tor persons with AIDSHIV.

B Lead Agrmcy

MOCTY pemsaine the lead agmcy nesponsible for submitting the Action Plan, MOCT and MOH
wiork chosely to ndminisior San Francisoo's CDIEG, E3G asd HOME Progmms. Both maintain
& chose working relationabip with the San Framcison Redevelopmenl Agency, the apmncy
responsible for the theee-couty HOFW A Program.

€.  Chltizen Participation/Peblic lsped is (b¢ Development of ihe 2003-2004 Actien Flan

Fuble lopus

The developmend of the 500} Frogram begen in the Fall of 20} with public boarings condected
by the Cilizens Comenitiee on Community Development (OCCTI)'  These hearings were held
o collect &itizen inpul on hoasing and community developmen) needs for thelr nedghborhoods
and for the Ciy as a whole. The COCTD also ook inlo cosssderathon the priorities egiginally
eatablished in the Continuum of Care Flan for services o the hosteless anad B Emterpnse
CMrmmm-MumwFMMipﬁHm
f::pu:m|mlnwﬂ|'-':r¢ﬁ:rm milnh!l}u‘lfummmﬂimhndm

A listng of progeded propects mebadad in this yea"s Action Plan was made meailahle to the
communily on Mareh 18, 2003, O April 8, 2003 the deaft 2003 Action Pl was made

! This advimory body, appoisbed by the Mayor, inchaden o broad cro section of the commanity and i
charged wath assitng the Mayoe's Office of Community Development with idmbfication of

J3-0s Aciion Flan
City asd Cousty &f 5an Franciseo
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gvaslabie lo the poblic for & 30 day peblic review pericd. Several comments were neceived and
appear in Appendix D 1o this document. The COCD beld & public bearing on the CDBG, ESG,
HOME amd HOPWA for the public sad isterested crgandrations on the proposed lsting of

funded projects for the epcomisg yeur o March 24, 3003, The Boasd of Supervisors’ Finamoo
Commition hold a heanng and rocered public beslimeay in April, 2003, snd the full Boasd of
Supervisors approved the 2000-04 CDBG, HOME, ESG sd HOPW A progrems in May, 2005,

The Cuty' s Cornprehersive Housing Affordability Smtegy (CHAS) Advisory Comenilbes is
changed with the responsibilily of advising the Mayor oa afSordable housing planning.
and pretervation planning, Idesti ffag wnd recommeending sodutions to problems
in the City"s housing delivery gystem, s producing ssd monitoring the Cily's loag range and
aenual plans for affordable housing, inchadisg this Action Plan for 2003-04,

Mesnbership of the CHAS Advisory Commétios inchades senior stafl represestatives of all City
Dieparsnenis and Agenciss that play & role in planning or developing affordabls houting o
housing related services and it iscludes repeeseniztives of comammily-based provider and
advocacy networks and coalitosn, The CHAS Ceernittes meets monthly and is coordinased
and staffed by the Mayoe's Office af Housing.

The sctivities and programs 1o address priorily housing needs in 2003-04 that are described
kel have been recommended by the CHAS Adviscry Commitios. This comanilios will
provide an-going oversiphl sed advice regarding implementation and refincesent of the
hoasing clement of the Action Plan dering the course of the year.

200304 Auction Plan
iy mnd County o San Francises
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SAN JOSE

CAPITAL OF SILICON VALLEY

FIVE-YEAR HOUSING
INVESTMENT PLAN

FISCAL YEARS
2002/03 - 2006/07

FPrepared by The City of San Josf Howsing Depariment
Dctober 3, 2002

4: Major United States Cities: San Jose
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INTRODUCTION

Lonta Clora Counby. in the heatt of Slicon Valley, hot enjoyed anommsus BConomic
KICCBH in FECONE YOS due 10 The booming Informatian Technalegy 1) inculry, Whis
s tmcanl CORMG dowrien gy Rave shebilifed nouling DACs ho 1ome axient, the
laafing effects of sgrificant regiondl joby growih over housing construclion during 1he
iadt five yeor hove resuted in thorply incrected houiing costi.  The 2002 medion
houleheld income in Sonta Clara County, ab $26000, & the Bhid highet median
ncomep in the naolion,' Houing prices conlinge 1o be signiScondly hegher Than ofheer
ports of tha Stote ond nation, While high-tech workers generally enjoy high incomes.
Mgy worioers In the suppoifenice indysiies confinue o eom owean and modesahe-
incomas, and the gop between income and housing affordabiity confinues o widen.

It CiFy ol S José 3001 Comemunity Survey, respondents wons aikisd 1o ldentily it
most sedous e locing Son José resldents fhad e Cly govemment nesded B
gddrass, -Of ha lofy concemrd mkbad by wuivey nespondants. ofordabla housing
ranbad second. af 158, offer boffic congestion [(X0R). Olher howsing rekeled Concaimd,
suschi o homslasinas and howing condilion. =and oo Rsled Gmcng fesancd e,

San Josk baces important chollenges in providing | -/ /etossh San jost fun fed fhe mghan bn
offordoble  housting  for  OF  SOCKECONGAE | ety needed i the Wit Valloy
sogmeni o B populalion gven iRe highly | wr med do mow_io dewle s
compalive hoing mokal ond niled publs :"“"""'E"“""’“"'T
doliars.  This Fve-Yeor Houling Iwesirnant Plan | oo o= o cossme marsi o
[EYHIF) suliired e oppeoach the COFy plond b3 | conmesily.®

faks dufing b necd e yeors - om Facaol Yaor
200203 Irwough Fiscal Yeor 200607 - to meet g H——

ihein chalangas,
Thit FYHIF condqing fha Iolioring majr seclions:

£ Farinierships in Housimg = This section describes ihe coordinafed alfods among
weriols intemoal end scdemal partnees of the City.

& Howsing Markel Anolysks - This seclion povides on ovendew of Cily
camogrophics ond curent ond projected housing needs in San Josdk.

ol City Houwsing Folicies = This seciion descrioes San Joud's cumn! hausing-fakabed
policles and wemimardees tha parfarmance of aach of 1hoia polcicd @noao 1995,

& lélﬂHnﬂuHﬂh-Tﬁil&ﬂhﬁﬂqﬁHHﬂlhﬁﬂﬁ#ﬂMiﬂﬂﬂim

| e VewHouting bwvestuent Plan 1 Y 7003  FY 2007
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City ol Sam jost

E-3 Fuonding Soewrces = This seclion srumeeoies fhe wordous funding resowrces
avaliable 10 achlews the City's alfordable housing producion gools.

L3 The Hext Five Yeors - Ths secHon oufine:s the Cliy's plon lor oddisiiing
affesdabie haukdng needs.

o implemening Aciion - This secton onumesalds igacific honky ihe Cily wil
urdpiobn he addeedd kiy housing istued of concaim during vl rec v yeors,

Tt FYHIP i cordishan! whith e beed mojor hoosing plom Thal goveen Bl housing gool
aond polcips cilobiEghed by the City Councl: Pe J000-D005 Consoldoled Fionm =
Uil by the feciancl govamimant - and the 2001-2004 Hodwing Benmant, which i o
Shabp-rmandsded report. The Constlicofpd Flan cuthneg tha Cily™s sirolegy 1o oddness it
hpobing ond Communily devalopemand neddl. Deaveloped theough o colabonalve
procass, the Consoldated Flon provdes o uniied vision for the City's varous houting
ored comimunity development achions, The 20013004 Howing Bement b o comporst
of tha Son Jooh 2000 Generol Plon.  This Housing Blosmsand oods (orfh Bhe City's ouiing
gook, pofckes, ond progroms for sevoncpesr  Incremends bosed on infomalicn
coniained In the Cormoldoied Plon.

This Man is abo comnslsieni with the fedenolly requined Analviis of Impeciment 1o Foir
Housing Choloa. ai wall ai ke City's Homelads Man, which i§ @ companan dosumant
ko tha FYHIF. This FYHIP b infended s o resdent’s guida 1o Iha City's houting policies
ﬂ'ﬂmw& ﬂﬂ'fﬁ-l"ﬂﬂ'.‘.‘ﬂ-l‘lﬂd-ﬂ wimuriory of e Cify's ochions howongs
achieving its vitlen Iar riedaling 1ha City's houding nessh edlabishad.,

Frairsnid:

A brembord om0 el Dhavdeim, b le Commaiionl
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4. Major United States Cities
Washington D.C.
|. Expanded Housing Opportunity in Washington DC:
The Case for Inclusionary Zoning

Part Five: Affordable Housing Compendium:
Summary:
National Affordable Housing Programs
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PolicyLink
o |

Expanding Housing Opportunity in
Washington, DC
The Case for Inclusionary Zoning

A Policylink Report

Fall 2003
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HousiNG SUPPLY AND AFFORDABILITY:
Do AFFOrRDABLE HousinG MANDATES WORKY?

By Benjamin Porvell, PhDr and Echward hl'|:||:'_|1.||'|. Ph.I2
Proged Directon: Adran T, Mooae, Ph, D
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Folicy Study Na., 318

Housing Supply and Affordability: Do
Affordable Housing Mandates Work?

By Benjamin Powell, PhoD). and Edward Stringham, Ph.D
Project Director: Adrian T. Moore, PhuD

Execulive Summary
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Europe
Looks for

How is Europe housing its

growing population? A look el

at the housing shortagies &
Sk

across Europe and thetea] =

ANDREW GOLLARD AND MICHAEL OXLEY

ecent changes in the growth and structure of households,
combined with emerging public policy frameworks and heos-
ing market performance, provide Buropean developers and

housing irvestors with a range of new opportunities.

Growth in the number of househalds has been significant over the
past 30 years, with most of the 15 European Union (EU) countries ex-
periencing an increase of around 20 percent (see Figure 1). Data from
the Eusopean Commission show that in most European countriess—
bt notably Germany, Austria, and Italy—the population is expocted to

5: National Affordable Housing Studies:
B. Europe Looks for Housing Solutions



FINAL REPORT APRIL1, 2005

176

| !'r'-n: !-.l +j T

pr-r'ﬁfﬂhli.ﬂ“lmm{hﬂ]frlgth}[ﬂl::?ukfi
across the full range of housing supply,
incheding speculative private home-
builders, housing associations, local au-
thorities, and urban regeneration agen-
ciea, Al the same time, housing providers
are faced with dedining household size
and an increase, in particular, in the
proportson of single-person bouseholds,
Average EL household size fedl from 2.9
pErsons per hiousehold in 1980 o 2.5
persons in 2001, and the proportsan of
single-person  houscholds inereassd
Fromm 22 percent 1o 30 percent over the
same period. In many countries, in-
cluding Denmark, Finland, Germany,
and Sweden, about 40 percent of the
howschalds have only one person, Re
miarkably, in miost conntrics, 2t least halt

# of all households ane made up of two o
i fewer persons, and in many northern

{" European countries, this share rises to

b miearly 70 percent.

o st raliricd e ey
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housing developers, A key issue recog-
nised in the search for solutions is hous-
ing chosce and the extent to which it s
necessary bo provide smaller houscholds
with smaller housing. This, in turn, tes
into the question of how best to meet
housing needs in the context of a sus-
tainable agenda and the requirement 1o
e cln'rlnprm'n'r land efficiently.

For those providers primarily inter-
ested in market housing, the trends ane
encouraging. Over the past 20 years,
several countries, including the UK.,
France, the Metherlands, and Spain, have

shifted their tenure profile in favour of

WIET -.:H;-;upal:in:u:u. which has now bhe-
come the dominant form of housing oc-
cupation in all Buropean countries ex-
cept Germany (s#e Figure ). This has
provided a signal for developers to in-
crease the supply of ownership and mar

ket housing.

SR L e ——— e e
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Evolving Challenges for Community

Development Corporations

The Causes and Impacts
of Failures, Downsizings and Mergers

Willlam M. Rohs
Thie Univeraily af Herth Caraling
at Chapal Hill

Rachel G, Brmit
Tafte Univarsity

Protip Biswas
Jan Lrary 2003 Tho Enterprisse Foundation
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EVOLYING CHALLEMGES FOR COMMUNITY DEVELOPMENT
CORPORATIONS: THE CAUSES AND IMPACTS OF FAILURES,
DOWMNSIZINGS AND MERGERS

Wilian V. Rofe, Bochel G B, and Prood Blseos

EXECUTIVE SUMMARY

Camruniy develepeent corportions (CDCs) are ey vebiches for prowiding better housing
and promating commuanity delopment in low- bl moderate-income neighborhoods. Thass
erpriEatons, hoveever, face o wariety of challenges to their contineed viabdlicy. In recent years
many bave failed, downized, or menped with other crgarizasionn. This study repredants the first
wymematk arabniy of COCs that have biled, downsived, or menged By analyzing the oparencel
o s s—awo that fallad, two that dowmized, and owe that were the product of 3
mwrpor—vet mherify the leouors thag conoributed to thewe crganizstional charges and the
impacts on the comimmities sirvid The sudy also recommends warm Tor both QDG and thise
supporvers to address the challenges By e and reduce the prevadence of downsining asd
Badirg.

I recent peary, DT Baws Beomes iscreadingly impormnt wouwes i maey kee- and moderate
e corrruniies in neighborhoods where the ks of private buiisease bas often been
endamic and where peivate b even public iwvesiment may be sxtremaly lee, DTy provide
housing and create jobi and eoonomic opportanited fr restdents. As key enginet of Cosmunics
prevwth and resmlizacon, CDCs have been the sebject of considerable study and thelr contin-
yed wiabiliey and productivity are widely vewed as important in effarts o grove deveriorated
nidghhorhoods aned their residents’ opparbaitie.

Crvgr dh pait 30 poars, ssch stsention has been paid ©0 the grereth in the sumber of CDCs.
The widely cited Miticnal Cangress. fer Community Eoonomic Devslopmant sarveyi. for exam-
phe, B shown 2 near-doubling in the nusber of (D berwesen |98 and 1959, Recendy,
horwrver, serveral lurge. wel-respeoed COCs have faled or beon dexstically dowmsived, and oth-
&rs have marped with diferent arganizatizea. One of the most dramatic sxamples of 3 ODC fal-
we i Ivdanapoliv’s [art Side Communkty lvements, which had been one of the nations lingei
and meat calebrated COCs. Bepween the sarty 1990y and 1957 it warnt from a suaff of 115 60 3
wialf of & and s Detsber 2001 i Snally wen oot of busines,

Thaw Heideres led i3 1o a5k several qguestiony:

1. Are COC fallures, downilsing, sd sergers Bolated instances, or are they part of § more
penersl pamers among CDCs aomas the gountry!

2. What are the contextual s arganirstonsl facoors thas bead te COG Bllure, deramisizings,
and mergers!

e Crims Lean oo Cawwame 'y Dhivi (=T G oseoRance
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3, Hew do COC falures, downsaings, and mergars affect the comvmunicies sarved!

4. What policies and ather sctior ane needed w respond vo falures. dowmetrings, and meng:
s mmiong, CIOHC!

%mmﬂmmm“m:mmmwfﬂhﬂn
by ideraifing a larpe number of CDCs thas falled, downsized, or merged and pystematically
iebected s C0Cs for careful study:

*  Failed
I, Commemamity Drevelopment Canporstion of Wiaconin (CDCW) s Fitwaakes
2. %Vhieder Mousing Corporaton (WHC) in Minfeapeli

. mm X
1 Advacate Community Development Corporaton (ACDC) s Philsdelphia

*  Mlerped ofganizatione
I ARina Cammumnity Development {Albina) in Poruand
T Shwic Willage Devaloperent [SYD] in

To lsarn mare sbour the factors contribesing 1o COC hikers wed downiaing. we aho pelected
Comparien arganieations for the twa organizatons thas filed and the tews it downtized We
sive.

ste vty wern made 1 B3 City 10 condu incerviews with key isformanes. inchading
the S ewrrem ad foamrer gxecytive dirsctord, ether sa¥, and board meeskary Ciry ofl
cials, repreienmative of bocal imenrediry crganizationn, aad athers were abo Imervtesed. Rel-
evant documentation, such 31 ketters aed repons, was collected during the visits.

Prevalence of Failures, Downsizings, and Mergers

On the question of whether the falures, downaizings, avd mergers of the CDCs we studed ary
inclited phenamana, our repulics Fugpeit that they iee not in facy, they are prevalent acrows the
counary Although we wisne unsble w0 condect 3 cemus of erpnievons sxperiencing thase
changes, through 3 terkes of telephane culls, we were able to comgile 4 Iz of 100 orgenizsiond
thas had pepertadly experianced one of theis changes within tha past three yeari. Of thoe, 46

had falied 41 had experienced a vignificant, downszing, wnd 16 had boon part of
mergers. This indecates that COC failsres, dowralzings. and MErpers Bppear 1o be widerpread
and deterve the amention of retsancheri, pelicy makers, wnd COC intermadiarie.

TR, pom, Ukspars arefy Robiaredii, Torar) — Tl Usavrn T oF T pasodras 51 e
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Causes of Failures, Downsizings, and Mergers

Weig aund thae both commesmud and organizatcnal fscton contritnas to COG Sllres, dewnsiz:
ings, and maengers,

Costearsn’ fooian

S ppepcitic comextual fecters were shentified First, dhanges i ksl Boing maress rahued new
for several CDCs Weakening demand for COC-owred or -mansged houting played 3n
rode i the twen CDC ko itudied, while & srong market made it dificul for cngani-

matiom in oo of the mergers soadied 10 acquire propenty for development. CDCW in Miwan.

ke, for example, exparienced weikened demand for houting in its primary @rges ares; this

%mﬂhwmmmm turraver L vacancy

ki rencl bouing. This contributed to francal problema and, ultimately, w the

organication’s fillure.

Second, the growth in the number of CDCs pleyed an bmporsant role in the arpaizational

change studied Over M:Im: proveth Fon: bed do ingrakied osrgeeriion for the Emited pubdc,
foundarion, and private recroes pvlable. Increated compesition for funding was identfied &t an
hﬁﬂmmhﬂndunruh:iﬂﬂmhﬂlh-ﬂmhmw-

tion for funding was ako iderclfied as impertant in the two studied CDC funders in
boeh Partland and Cleveland wasted 1w reduce the sembsr o wying for dhair limived dol-
arL

Third, changes in leead ciry policies veere found to hawn profound, often urarsidpated effeces on
all Bur o of ghe CIDNC #tudied. In two insances, the proceses fer dawributing cy-cantralled
Fart wern changed, leading to cuts in fundeng valible tor ODC-sporasrid howsing devlopmants.
In Mibwarskons 35 Minneapols, netghborhood groops wine ghven o linger sy in the sllocation of
city Mauaing and community devilapment fusds. Becaute e developrent of afiordable Bausing
wii et & Bigh priority among thine groups, these changes bed to sharp cuthecks in funding for
CIDC-mparrdend devlopmens.

Fenrth, intermedaries and other local lunders of CDCs were found to pressare CDCs o take
certain astiom, sitheugh they ohen provided Bnancil support 1o assat COCL in exking those
pcrions. The mergers i Cloweland and Portland, for exarmgle, e abou lrpely becsuse locl
funders joined with their cities &5 put pressure o CDCs to rerge This raises quesdons abonut
whien and hovw inbermediaries and other funders sheald imervene in CDC afluia

Fifth, in several cities the bick of locs] support group—aho kaown 1 erade assockitions—bmi-
o comenication besween CDC dinectors snd kocall funders, and among & city's COC direc-
rowrs. The bk of CDC trade groups in Miwaukss, Minssapolis, ind Dallas was cited a3 a bctor
eentsibuiting 1o the fallure ar dewsaizing of the orpanizations studied there. i Ervieveres
folt, that trsde groups were needed, bath to share information among TOCs and to onsure that
ZDCy are afscthecly represented in the politcsl process.

Tecurmn CHAL I F Silarnmats D ooy Cossiuarasi
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Firally, tha hpval of truis amwong key actors pliyed an mporant role o both faikeres, one down-
sizng, and both mergens. In Portland, for example, & ok of rrust among the (D invelved in the
rearjer oomritued oo decsiom: i orne mirger Ealk. ;

Dypontretgnd Focean

Six arganitonal aciors were also identified 21 contribuating to the changes wudied. Firit. the
breadth of mitdions of the organizavons soadied played 3n impartena role in both falures. one
dowmsting, and both menger. Organizations with a rarrow missian were sulserable 1o changes
i bnth Commuonicy needs. and bnding privrities. In Dulas, for eample, GODO exchiive foos
on camtreoting singhe-fumidy homas loft i warnerable ta b shift in funding from homadmmaribip
to rmadtifamily rencal housing,

Second, overrelance on a Engle iource of fanding wi said 1o have contribated &2 o faikere and
both dowriizing. COCW in Miwakee, for example, wai heavily dependent on the city far
firmrecial support. and much of ehat support was ted to the production of housing units Thue.a
aherwidizws in housing production lod so warious fadag cabacks. imiarty, s brge peresntge of
QLD revenues came from an in-fill housing pregram fusded by the oy When chat contract
vl Nt renaeed, the erganiztion wad foroed oo downsion jubritancialy.

A third erpnimcioral Beoor irvold intarmal which werd cibkd 14 Coe
tribssting ta bath fileres, Borh downszings. ard cne menper In partoudar, problees i project
manageTent and property maragertest were isentfed management problems incleied

wavkps experienced boch tppes of management problisd: 10 Eperienoed CONL VTG On gy
of is rehabdatasion projecti, and Lenart screening and eviction protedures were said o be inad-
R

Fourth, a lack of 16l or Baard capadcy undermines the perlerrmance of and suppont for both
fsiled CIOMCS, bosh downsizng, and cne merper. Turnover in ooeousies directans contribuced e
the peobderns experienced by WHC In Minneapelis 868 ACDC in Phiadelphia, Many arganie.
vors found & difiaule t retale seprienced stalf becaue city aerees and privace pector compe-
rie paid substcangially higher talaried. In sddtion, poory talanced or patiie baards of drecon
coniribuied 1o severad onganicatont’ decline, In same insmnces, such s with OC0C in Dullas,
the board inchaded vary lew communicy retidents, and chin cone the ofgarization dearly when it
neaded communiy FaEport 1 bbby for continued ory funding, In cther inatetes, yuch as i M-
wakee, the board did not adequately moniter the CDHC Rrancial Realth a0d dhd Ret react in
oima b e i,

i rode in tha chaeged enperionond
Fifik, comeranication problems. pliyed an imperan arganiationsl — =

in both Bllore, bath doansizings, and ans menger Theds profdesms
gian berwsen moutve directens ind ther bosrds, beteren exseutive directons and fnder,

ik o Ui apn Macectass Tt = Tidl Lt 5w 08 Moy Cascme, o Cosre L
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betwoen exscuthe direceors and ciry oficialy or politichars, and amang OO suppaners. In M-
v, e lick of communication betwsen the oecutive director and the baard, i well as
ey the city's warious COC supporters, was said te hee coraribuned vo COCWN demite.

Firally, lck of gommunity support lor vartous COC activities wai identified 13 10 imporane fic-
10+ in both Bilures and one dowmizing, For esample, vociferous communky appaitian oo the
Vibizier Allisece’s foout on providing rental houvng for very kow income households led to the
crigtian al WWHL e comribaned o che oiny's declsion mot 10 provide the new Srjanizacn
with fundh 1o devellop sdditional housing. In Milvaubes, COCY had rot developed rong com-
Freaity SO, B0 there wat wory itle commurity reipesde when the dey decided ta ot the
prpmizations funding.

Impacts of Failures, Downsizings, and Morgers

Tursing ta the queston of the impacts of falure, dowmizings, ard mergers on the communities

served. our redukts sugpest thar COC fadure and dowemizing ean have & varkecy of negative

el Thope sBects vary dapesding oa Bhe eammuniny contewt and the characteristcs of the
Fwpabved.

SIEANIIONS

Free: typas of impacts ware identhed Firm, te ecperiencen iv Miwaukee, Dalls,
HﬂﬂwmmnMMHMMmm puliiic and
private sectee confdence in COCs as effeciien providen of sfordable hul.rﬂl.l'rdnﬂ'ilri-ﬂ-
vices The billers of COOW in Milvaukes, for eample.bed both city officials e private lendert
£a ook for ways 10 irvobm the privats isctar in the prodecion of affordablo heusing. The loas
of eosfidence in COCs was particularty Wialy when the failed or dovensized CDCy ware prosi-
nend orpanizationd. in their lool arers.

CNC tllare and downsiong were aho foad 1o negatively aflect dhe production of ifferdabie
haundng, reduling in mone hoseiolds having oo lve nmhﬂﬂi‘#wﬁ{“@m
taerd of their incoman for houting, or botk Ax ios betght, CDCW wat preducing |50 unio of
mrﬂﬂ.pﬁrﬂnﬁﬁu:mﬂhpﬂﬂw loar, and there wit R ndinoe
that other arfaniEstons were making up for i

Thie koas of esisting affordable housing wat sha & freguently ched offect in solected cites. Again,
the ment dramatis excevgde of this was Miwaskes, where the falure of CDCW resulied in

ehy 100 unigs being £50d 0o ireestonioenens. some of whom were described a3 “dum
sadizeds” The boss of afordable kowing urith wid moee blely when privabe Snascisl insocutons,
rather than public or nonprofc organizations. held che firit mertiage.

CEH fallure aned dowrilzing wins shia feund 1o contribute 1o reighborbood rneabiling. Both the
dewnatzing of OCDC in Dallas and the Railerg of COOW in Milwaukes leit many prapertie
vagant and boarded up for axtendsd periods of time, negasieely alfecting che qualicy of lle—and,
some uppested. real msace vakess—ia the area. This eflect war mare kely If oo filed CDE
owrad 3 large pumber of unks within 2 wmall geojraphic aoea

ravwa Coaps iy oF Grramary DyvmoevmT Conmasd e
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Firale COC faillure and dowsdiing sometmes led oo fear, conhndan, and dierets among the
ihaban of the properiss imesheed VWien, Tor ample \WIHC in Minrsapoln decided 1o dis
pabve, redidones did not know whether thay weeld hines 3 move oot of their homes, a~d Benanes
had i leve i projpertaes that wers inadequasely malmained, Poor commundcation with terart
only added to reddent fead W diibreds.

In coniriit (o the larpely mmdmﬁﬂm&jmﬂﬁﬁﬁ
C0NC marpent wins lirpely podiches. They Incheded an increase in arpanitafsn] CRLCit, pregter
gase in fund rabing. and the reintroduction of cossunity orpankzing.

Recommendations

The results of cur thady led wi ta offer the following recommendationa:

CDC: and their support communities showld develop strategic plans and reviee them
perindicaly,

Tren of the majar costeniual factors thas we idestiied 11 leadeg to problems for COCE wiie
changes i local howsing marken snd groweh in the number of CDCL Stratagic plasning tat
irrveibves bocal COCy, Randers, and policy mskers can help all involved anticipats e respond ©o
chare chudfes.

Marrowly focused CDCs should consider diversifying the types of ectivities provided, the
peographic ares served. the ciientole of the Bausing units developed, ond the sowrees of
fnding.

Diversificxtion maket 37 orpanization bt vulstrable to cranges in both fundey prcfitees and
oty St The decision 1o dheersly, hoverver, thould be approached causiouily and invalae
both revidents of the criginal carper area and the bocal CDC npport communicg The Sl vet of
potessisl benefits and ritks thould be weighed, and the tming and ypeed of ary diversificacion
should bo carcfully considened.

CDCs should work hard to malntaln the suppart of redidents in the communities they
serve,

A bk of community suppernt for various COC sothides was idercfiod 53 8n important factor in
the bxilurs or dowralzing of three of the crganizstions stofied The boards and suth of CDCs
s o work hard 1 errure than thelr aotivithe: bove widespredd Commenity Jupport.

CDCH need 1o work clovely with locol social service agencies to enaure that the temanty
in COC properties receive the support servcn they need.

Givens that tenars of afiordable hesing develapments often need social uervise, COCy should
ol wirh local social service gpercies o 1ee that they receive those servicss, CDCa do not

CipaTin poa Uanas sony Bptmseuny, §ros — Tei Lbsuury oo Biosmrs Cantorss o7 Criasi, M.
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recessarily hove 1o directy provide the services, but they should be propared 1o suke refermab
oo othasr appropriate service crganichbiond,

Cieywide support and trade orgeatiaticar thoold be created in ciies winere they do net
exirt,

Aty cigy with multiple COCs should create and rcarith two tipet of support

Firse COC uppart groups are reeded o faciitae Mwwnlﬂﬁ;‘
pieen pumercys funden and techrical ssiirnos providers that operace in cithe, Secad,
thauld orjaniee trace Maccosons to shane knowledpe, coordinnte pcivickes, colaborate on pro-
jecis, 2o sdvocste for thisr inemest.

COCs and their srpport communities should enhance mutual et throuph participstions
in collaborative pradects.

The bevel of truns and exiens of priar colaboration among key actors played 2o importst rolbe in
tha orgasizasonal changes dhat ocoarred foist projects and cther forms of colabaration theuld
help foster trune armeeng CIOCs and between CDCs and the public, sonprolie, and privace mem-
bers of the local suppart coemernmity.

City policy makers should assess the impacts of propesed policy changes on CDCr and
imwnlwe them in thoie deciiomm

Changes in city polickes had sigrificant. ofen wnantisipsted effects on 3l but one of the CDCa
swudied Thus, when gity policy makers proposs policy changes thut woukd alfect che distribution
ol Tuseds for afordakie houting, Uy dhesdd anadyre thoas change: carefully to undersmnd their
effoctd &5 tha firancial bealth of kol CDCh

Adeguate core aperoting nuppert for COCs should be provided

Beecause CDHCT are rarely able 1o break-even, bt alene fraki 4 profic the basie Sanding for CDC

needs to ba provided by exerral sources, such as city s stwte funders avd private
Foussditiont In wiew of the hazardh that can be created by an overrelance on & snghe furding
source, both fnders and C0Cs should sesk creathes soletions o ths dedemema,

The COC support community, in colfebaratian with COC, vhould develop realisthc per-
formance standaeds for COCs ond assist them in achleving those stordards.

Rasher than precipiously an crganiation’s support, howewer, funders dhould provide
the organization with lesd-tima to plan for funding reductiont or increse covirued wpport.
Talsirg cifd . 60 ovarwhilim che CDOE awm with a hapey-tareded spproach, funden

Drvorma Chomirat i Gorwasar e Cisegsoosa
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Thee COC support commundty should provide additionol oppartunitie: far seaff ond
board eralaing to fecreass Feteation.

AMirhosgh there are a numbar of ratlonsl inkisthes Scuied cn Intresiing ODC capacicy, sdditional
il i mebeded, ODC supporoers masn bemer undersmerad the types of asshiancn readed e
commit b prosidieg high-qualiny rrainisg progriees and consulting.

CDCs amd thelr support commundties should malntain epen communicatian lines and
rerpond guickly to problems a1 they develap.

Cammuricaton problems played an important role in the orpanizasesal changes aperienced in

fren of this Sis Cades srodied. it B mpomans oo enilfy and acknewisdgn problema & they anise
and not allon tham L3 fedner.

Csyram pom by mban Bacaceisd, SToraas — Thp Usmmerry oo Blinid ol Canin i a1 Cesarm el
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ussually in the Usited States seweits 1o this, The public and private secines working together
ﬂmhmnm%mmmmﬁ%mmm;wmm
i:-ml_dujl-n:llnﬂrwf .h{tjhnd.udnﬂ:u-uﬁﬁdshwm_mnmmmhh
rtﬂfmm:;mmihtmpmﬁmmmummmpﬂkmwm
bmrgeroving colectio data
= sitin - n. on peiwkh w0 thal | cim be bener endershocd

Ih:_u;:l mmuuummumumﬂpnﬁmmmmmﬁm
ﬁWM|mﬂmmauﬂumlu&mﬂrmm
E&u[ﬂﬁ]ﬂﬂﬂlﬁm-huﬂhmmhnrwmﬂmm
anmually,. HUD's sponsorship of the Nationmal Applicable Recommesded Rehabilitation
Fmﬂmm:ﬂﬁhﬂjmw mummm,m'-mm
mﬁmwnﬂhmﬁumhuuﬂmhmdnwwmﬂﬁmﬂﬂ:

undertaken), sad monitoring bow ihe new lead-hased ;
implemeiod in April 2001, affeet affordabie renat - T ToRuations, which will be fully
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INTRODUCTION TO THE CASE STUDIES

Hmdmmmmmﬂmmmmmmmmﬂ
?;_;ruﬂhu-lﬂﬂ Thmi:mmmliqlium:lhtmd;'nmmm
contacsed by lelephone; and technical uﬂmnﬂuiuer|hu1q»mnhum]m
Mwmqﬂmmmuwmmm-mmmm
research 1eam's coasiderable relub capenence.

i mﬁupwudumniﬁmutiﬁmﬁnnmlhuhﬁmmm
m&mm.hmmwummmﬂ@mdm“
mum}dtamwmﬁrmwh.mﬂf—_trduhumm:huhﬂﬂt
dmwﬂﬂ#mrﬂpmﬂmﬁ!mlﬂlhmw
mﬁhﬂmmmehuﬁlwﬁkthmmmuﬁm
Hﬂmhmmwhnmmuwamﬂhmhpﬂnkndumw;
candid, imrospective evaluation of the probleszs encountered. Aceoedingly, the sy inchaded 3
= m.ufmﬂmnmhmﬂmmmum:mm-dwh;m
wolume describes the purpose of the cas studies, details the case study orgastration, and
mum&mwll,mmnrﬂm

PURPOSE OF THE CASE STUDIES

mpmpmﬁrﬂ:mmﬁu#mlddquliuﬁwm wmﬂﬁﬂﬁhﬂﬂlmmm
JMEMMMMMMHMWMEMMIW
mmmmmm:umm&mmmwm
look a1 tse hurdles fased by rebab projects.

; i 1 The 11
mmmmﬂthMhﬁumguﬂfi}wh’m
gecgrams chasen for stody were selecied on the basis of the Following coassderatioer

3 f sucoeid [n their
I. Mm.mmmmﬂlﬁkwdmﬁmﬁkwu
reaovation activities, but they also had to overcome myTiad problems. We focus on the
kaiedbes that wens enoenbersd.

Siratag wﬂmﬂh%t.mﬁ:mu‘hﬂﬁhﬁ;mﬂmh
8 Mmmwmmmumm

reqEreseniElion -u!::mqﬂuunrmﬁn’qunbumqlhmm We also sought variety in
m:jpuu{wmnm-jurhmmmﬁnmmdhpﬂnﬂl_h
miwmmmmmmhnmuwm
challenges.

3, Ramge of instintions. In selecting institutions. fog investigation the rescarch team sought
warlety in typs, size, and peographic location.

4 Aldhﬂhmmﬂﬂmmumﬂuhdrm“uuhﬁm‘mpﬁtwnh
oarsite ciie studies.
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Alboigh we sought & variety of case siudies. there is 91l 4 limited range. Only ono investigation
imvolved a locsl, private remodeler. The cases alio lack naral pepeesentation. Study resources
Erdfhiied 1ke shility 1o expand the case study range.

The 1] case studes aze lsted below by Jocation, name of caganizstion, and ibe major barriers

coraidared.

Case Study Location  Topde/Ovganization Earriers Considened

Sue of Masmcheunin Article Piogres aied lmitationn of watewide rehals-seraltn
buildiag cocle; fsses conoaining bl Baric prosonitoe,
seivrmic, ned accrsubillny provisians

Mw e, CT MIEHE secretary of Inerion Standands; piley program
il taedands

Trenice, Bl [F1 Barthieri el tiag roaprofis, bncleding buaildag code
ts (okT™ Pgwr Japey boildin g oods)

r Tresman, K Capital City Redeveloprmnt  Fehal bsres (ol oodle) fvolvis g rewse of wpper-
Ares ey ipkle
Chapwier, M1 Aslal, I Fchab rissci tonl oata g remadelar ssd benefite of

Tew berpsp e rarw, pribabeanutive boddiag code
Somaih Brasswhck, MI Horal farrrdveris fin v s mmmmmﬂm semitive
coude

WosuRae] conkor afmiptrmlion of Mesw Jersey™s ™
Mlimmd, FL i Plaicl Teouning By risoc conlronin § & nonpofs rche=liesa g
Aasodistes (LHHAL b e s [ b ki
Chieapn, IL Wasied Bumars gonfronting adagtive midod e
femghis. TR Vasied Swrory of raage of imos cotdonting sdapd v nose
ied Enval-e pelbabel a0
Beantle, WA Warksd Bamiars 0 retubliation in o hol™ real enme marks,
inchediey by of (ke gt of Erosesh mans el
Lios Argelen, A Warisd Imam confromtn g rchakilitation of masonsy buillngs,

besuefis el lired iions of mech rehabslilalicd

CASE STUDIES: FIELD FROTOOCOL AND ORGANIZATION

All of the 1] case studies were prepared of oversees by the research team Two of the case
studies were commissioned by the Mational Trust for Historic Preservation. Bradford White
coeducied the Chicago case stody for the Trost, and Stephen Turpoon conducted the Memphss
investigation. The Lo Asgeles analysis was commissioned by the Emerpeise Foundation. The
remaining eight case sudies were coaducted by Ruigess Universily {with Rober: Kosha assisting
Rutgers in the Masiachusetis anabysk). All of the Rutpers case sudes were peopared by Dr.
Davad Listokin andfor Dr. Barbara Listokin of the Center for Urbun Policy Research.

To ensure & cossisency, a fiekd prowscol was developed (hat would be followed by all those

adminitericg the cise studies. The peotocsl alio specified the foliowing organizational
framework fos the exie stady write-ups:
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1. Swmmary #ﬁﬂw.mmmw-muuuﬁmum':mp
findings.

5 :wﬂun-lhmuthlumnfﬂtﬂplhﬂhﬂtq.khml}mﬂurwﬂuhﬂm.
Hundmu‘imthﬂwﬂwhmr:mmhﬂmdﬂiuﬂ#ud-mimﬂh
clty or ®ale setting.

3, mwmw.wuumummﬁmu{u
fehals mctivily.

Harris kot rekab. This mmmmmuﬂhmﬂmmﬂn_u&_:.
% m&;mmm-ﬁhmﬂmnuhmm:mu | in

the executive summary in voluss lutnuuuumi:uerlmn_;-rumed&n,hﬂnmdhy

e hasddies 1o effiecting renovation sl the developmest, construction, sad cocupascy phases.

CASE STUDY FINDINGS

ﬂhnuthﬁ::nmiuttﬂﬂmﬂh.ﬂ}ﬂﬂpiﬁﬂﬂ-hﬂlh_ﬂhﬂbﬂ:ﬂmﬂﬂﬂ
mmﬁih'THﬂﬁmmemﬂ.mmh}?[WHt
MHNHS (Consection), Tiks (New Jersoy), LHHA (Florida), Chdcago (lllisois), and Sean
{(Washington). All eleves case stodies, howewer, ane deawn from i e Fruhn:h chapter
{ﬂ-ﬂ:pl-s:l‘ll.TthhglM:’l‘l-Htutnihutmnmmhuhiu]-L
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