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Introduction

Thic exienss vely researched hool ’ 3 wesament 1o ‘r: ‘)z‘ny of communities
1o bndd excellent affordable housing for families f‘azwe vision,
perseverance, and scarce resources. Presented ir'm- & variety of points

of view, i showcases busldings desi ‘e‘d by Witham Raw ,& 50013168,

Donaid Mdru onaid Architects, Cooper Ruberison ?art"a? 5, Pyaiok Associates,
soloraon Ing., Marquis Associates, UDA Architects and I’lanne;s, and many
others. The housing is developed by a multitude of community-based noun-
profit and for-profis development comorations, inciuding BRIDGE Housing,
MoCormack Baron and Associaies, established agencies such as the YWCA,
Habitat for Humanity, tocal Housiog Authorities, and grass-roots organisations
that rur on shoe-string budgets. This book engages the reader inan
understandable and visually rich survey of outstanding atfordable family
housing developments, ﬁxzemp‘es range from small towns 1o inner-oity locations
throughout the United Siates. Citizen advocacy groups, government decision-
makers, students, architects, and planoers, especially in communities

and towns facking positive examples of well-designed alfordable housing

will find this book an invaluable educational rescurce.
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We brielly address the history of affurdable housing in the USA, and explain
how such h'; is developed with a mix of sovernment and private financing
today. Profiles of residenis precede 3 clear d?srvipﬁor‘ of how to wark with
skilled (mfztertc aryd landscape architecis 1o design housing that works best
{or vhe resident families as wed] as for their neighbiors & major theme of the
buok i the achievernent of compatibility with existing neighborhond conditions
while providing contemporary housing at higher densities. Additional themes
nclude the provision of useable public and private open space, the creation
of appropriate vehicuiar and pedesirian access snd circulation, and the
incorporation of specal amenities for residenis of all ages. At every Jeveld,
frorn the neighborhood and plan 1o the dweliing layour, weli-desisned
afferdable housing creates pride of place for residents, and reinforces pride
among neighbors,

Grants from the National Endowmert for the Arts and the American [nstitute
of Architects {AlA} have made the hook and & companiorn stide collection
possibie. These awards come in part as a result of the efforts of Tam jones
{Development Direcior of Asian Neighborhinod Dessgrd, Michae! Pyatek,
FAIA and other architects, 1o develop the curriculura of the NEA and AlA
program called Desien for Housing. This program has convened architerts,
developers, property managers, angd public officials in different regions of

ke country w improve design in af{fordable housing, from individual design
decisions w the public poticy level Many participanis recognized a strong
need tor an lustrated resource useable by professionals and affordable
housing atvocates sround the couniry 1o evducate the public and policy makers
about 1he desien and development of affocdable housing. This book meets
that need.

Michae! Pva ok FALA
Tom wmf“
Whallie Pettus Al

he

CGabland/ %an Francizoo, Califorma
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the federal govern: ren established the public housing
program in .’zL 1305, it set 24 per cent as the portion of
ncome gach Tenan wrwutf‘- be charged. &s tenants’ income-
based rents increasingly were uniatile 1o cover sharpty rising
operating costs. foca houst ing authorities were forced o
increase rents, leading © severe affordability probdems for
thelr tenants, whose rents In soms Cases rose 1o 56 per
cert and more of thelr income. A series of amendments 1o
the public housing program ingho—71 increased federal
subsidies and at the same time placed 3 25 per tent cap on
the amount of a enant’s income that could be ctharged for
rerit. Then, when Ronald Reagan became Pregident, one of
the first acis of his Office of Menagement & Budget in 198
was 1o raise that "affordability standard” 10 30 per cent of
income--nie rationale, other than w redure the need for
government subsidies by extracting more maney from poor
tenants. And amaong the mid-1595 Republivan Congressional
Droposals 1o reduce the Jederal deficir and budget {which
may be law by the fime this book is in print) is raising the
mandated rerant contribution shove 30 per cent.

Recently, University of Massachuserts housing economist
Michaef Stone has provided us with an impontart concepiual
and policy ontigque of affordability standards. Stone argoes
dg»mq the notion of a fxed housing expenseancome ratio
standard altogether. What a family can alford to pay for os
hu.as ing vught 1o be, and realist u:.a'l» is, a function both of
househoid size and household imcome. That is, the larger
the number of people in the bousehold, the more that
household mast spend for food, clothing, tra ns;aar i
medical care and other non-shelter rﬁcew ties. ideally. at
any given ncome level, the proportion of tmome devoted
10} hmsing should decrease as household size incresses,
if these other basic needs are o be met. Similarly, the fower
the household's income, the lower the proportion of i1s
income & can #fford 1o devote 1o housing, i 1t is 1o sansfy
as well basic nead ‘01 food, cloth HE: and so on. {rireality.
for most households, housing is a lixed expense, usually
required a month in admnc& the {inancial and social
costs of nat meeting which are severe, By comirast, food
consunpiion, the other major expernse item in most lower-
income famities” budgets, 1s far more fexible in natgre. One
can immediately and drasncally decrease {ood expenditures
by ot eating out, charsing the quality, guantity ang
{fzqu-marv of meals, e Onc Cannot COT"FSPOFH inghy reduce
housing cosis substarmally and inmediately by telling Ihe‘*
sandiord or mor tgage-holder that the fiving room a and 5o
of the bedrooms woen't be used for the next few mcsmn.g
Families understandably seek 10 keep these fixed housin
COGES 10 @ minimum, 25 TeN OF MOMZage payments repre

the overriding first clairs on disposable incorne.
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By any defirution of "affordability”, the country has a
}m\‘omg affardab:iity probiem of stagsering proportions.
The g American Housing Survey data showed thay 8.3
miliion renter households are paving 5o per cent or maore
of their income Ior housing, of which 1.6 anilion are paying
70 per cent Or maore. Using detaited minimum budget data
f om the Rurea of Labot ‘w"aa‘ﬁm‘s e u'fa"ed' with Corsurer
Price index data, Stone arvives at this mind-boveling
conclusion: some 14 miihor US ho; ,,ds cannot afford 1o
sperid a ssnghe cent for hot irig i they are to have suffivient
income ieft for the non-sheiter basics the SOVEITINENT Savs
are the mirdrmum needed. The terrible problem of sutrigha

hamelessness is the shimate affordability problem.
Estimates, censuses gnd btud s of the problem vield quite
different aumbers, and, of cowrse, the homeless are not
easily counted. A recerit Col un\baa University study, reported
in the american fournal of Publn Health, found that at some
ume in the live-vear period 198550, 5.7 million people
had heen 1-;er¢11\' homeless--that is, sieeping in shehters,
bus/train stations, ahandened buildings, ete., and 8.3 million
reported soree type of homelessness (nvolving burking
with refatives or friends). Lifetime homeless fieures were
11.5 million people at some point fiterally homeless, 25
mitiion experiencing some fype of homelessness.

’

Asainsgt this 101ally depressing contextual background,
what can be said about this country’s effors e produce
“affordable housing™” There's & long hisiory here, going
back well into the 1gth ceatury and the varicus reform
efforis by churches, settlement houses and privaie

ph anthropists; throush 1o the fulf range of govemmem

s a1 the federal, srate and local level that began
egrnest in the 19305 and contine right up 1o the pr eﬂefﬁ
1o the more recent efforts on the part of non-profit sporsors
{unions. religious entities, oo and locally-based community
development Lorporanons, triggered in large par by the
partial retreat of federal support that began in the earfy 1980s
with the ascendancy of the Reagan—Bush Administrations.

There have been marked 5 :c(e* sos as wcﬂ as marked
failures, in this arena The iseuss
these m detail, and draw out s h? musr .mpor*am;eswns
as to what creates each of these outcomes, The total effort,
however, 1s minuscaie compared with the need. Publiv and
gg-:.werr:meni--asfster.! hous,n p pgrams, in all thelr forms,
by both non-prodiy and for«ps ofit dcvekmer% have produced
only some 5 million units in 50 vears. and the current
producton rate is down 1¢ 2 dribble. And a great many of
these units are i fact being transferred out of the affordable
stock or removed altogether. through undermaimenance,
demotigon, and conversion 1¢ r_ondommir_zms or rarket-
rate rent levels. While impressive affordable housing
develuprnents—in design and social ierms—are being <reated
ai} over the country. the reslity is that the sumi total of all
thw wark is meeting only 3 tny frastien of what 1§ needad
if the National Housiog Goalis 1o become a reality any
trne in the next 10-20 years.
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A crucial misconcept
x.-m PESPECT TG Jow

thiat has Gogged LS housing policy
er-inteme households is the belief thay
subsidized housirg by nature should be transiiory—transito ”!“j
accommedations. That corcept underiay introduction of
the pubiic housing program in the New Deal 1gyos—-that
rablic hoeusing was {or what Sanford University faw
professor Lawrenee Friedman termed “the subimerged
yniddle class”--those (whitey middie-class households laid
iow by the vavages of The Depression, but who, after a few
short years of support, wouid te back on their feetand on
ter middle-ciass file. That n*'if‘,'iying_ Tonception was the
rationale for bullding far fewer housing unirs than the
rismber of needy Tamulies over time. these units would be
recirculated 1o others in need. By and large, Fr5:>dman's
characterization of ared predictions for the initial occupants
of public housing were accurate; came World War 3 and
the poest-war recovery, these {amilies moved out of the
housing prajects 1w the suburbs (aided, of course, by other

FOREWORD ’/ Q }}



PART ONE: WHO LIVES IN AFFORDABLE FAMILY HOUSING?
CHAPTER ONE:
FAMILIES IN NEED

Affordable family housing is developed for farilies with
some form of government assistanoe 1o insure that housing
£osts 4o ot consume oo much of that family's income.
Wha are these families and why do they need aifordable
housing? They are oftern owr neighbors, the people we see
on the bus, our chiidrent's plavmates, and the workers in
QuE cormmunities.
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Typioal Jobs in Contra Costa County, Calitomnia
income compared 1o Siate ang Federal Classifications

VERY LOW INCOME
Below 50 par cent of area median incoms for a Yamily of four.

Job Deseription Annazt Balary

rurses Kide $31,500

sseouniing Clerk 337,000

Legai Secretary $33,320

Cornpuater Qpearatsy 337,036

LOW INCOME

Qetween 50 per cent and 80 per cant of ares inedian intome

for 2 family of four

Truck Driver £37,100
Legat Clerk $34,280
Drepaty Shenfl 430,358
Frafghter $43Z,506

Scurce: annvisl Planoing Mognation, Costee Custa Coury, California, 1983

Contrary (o the myvih that lowincome renters
raceive disproportionat subsidies, homeowners with
annual incomes over $65,000 received pver $40
pittion of Fedens! hnoring subsidies in 1983 in the
form of tax deductions related to homeownerahip,
Unly & amal percentage of these famities paid

mome than 30 per cent of thelr incomes for housing.?
Homeowners received this bomus from the
govenurent, simply because they have the privilege
of owning thelr own bame{s); yet in the early 1980s
the Reagan Administration cul the HUD budget
{which primarily aided lowerincome renters) from
about $30 hitlion 1o about $9 pilkon. S Further
cuts in housing programs proposed by Congress in
1995 will make the rerd burden for poor famiiies
rouch woise, while the mangage inlerest deduction
for homeowners remains unicuched.

Annunl income Working Full Time ot 88in. Wage

in Raintion o Povsrly Ling for Family of 3

30%
20%
",
0% :
\\m’%‘
Foveity Ling 0%

0% \\\\\
~RG%

~30%

19648 1977 1888

SCMEane «0iKIng Tull Whe MM mom wage i 3568 was 20 prr tert ahave the Doty
e, SOMennR v king 1 Lime 31 Micainum wigs it 1988 was 28 per cant bakiw the
ety dee

These prople oiten work in the communities whers they

tive, providing gnoﬁr. and services for the yown and region.
These are relatively low paid, essential service jobs such as
teachers, nurses, entry-level firemern and police officers,
restaurant workers, farmworkers and mechanics.

Low-income renters
F')r many families with jow incomes, rental hoosing is the
only form of housing within their reach. About 37 per rent
of households in the US are renters, and of these about 60
per cem, or ahout 19.5 5 miijion households. earn incomes at
or below 8o per cent of the median income for ther region 8
One reason that many families are paying (oo moch rent is
the lack of adeguate public assistance 10 compensate for
the market's inability 10 serve them, Despite the federal
government's pledge in 1949 1o provide a decent home and
a seitable lhving envireniment for every American family,
only about one-third of rerver households below the
paverty ling recedve poblic assistance in some form {wr
hausing. 4 The total federal housing subsidy in 198¢ was
about §14 bitlion for reners with iocomes betow $zo.000 2
vear. These households received an average housing subsidy
of $300 per month. Meanwhile, middle- and upper-income
homeswners recewved an average of $326 per month in
meortage interest deductions. s

Low-income homeowners

About 1g million, or 32 per cent, of 8l homeowrer house
holds are lnw- 1:c0me~—they earn below 80 per rent of

the median income in their region. Although anly shout 12
mition, or about 6 per cent, receive any hous,ng assistance
fram the government, anather 17 per cent or over 3 million
iow-income househalds are paying more than s per cent of
iheilr income for housing. ® In most cines, most homeowners
helow 1he poverty line are paying over 3o per cent of their
incomes for housing. This problen is particulariy bad m
major cities around the country, ranging from Bosion 1o
Miami 10 San Biego, which have umie"cum groawth spurts
and tecome magnets for more affluent households ¥

In most areas, new aifordable housing for lwe-income
families is rental becau..e i1 is the type of housing maost
affordable 1o households in need. However, given the
opportunity, many families with low incomes would prefer
owning their own homes, and there are some subsidy
rrograms that private and non-profit developers around
the country are using 1o make 1his possitle. Although rental
housing is typically less expensive (o develop on a per unit
hasis than homeownership for kew-income {amilies, many
coramunities also prefer low-income homeownership 1o
renial }z() using because they percetve it as more stable, and
politically tess contraversial. !

St} it s important 1o note that the finanaal responsibilines
of ‘*Umr‘owners“ ¢ can be hard for !ow-mcome families 10
assume—only people above a certain noeme level can
qualify. Significantly higher subsidies—often rwice as mug
3% for rental housing—are required 10 ruzke humc@wnesﬂt ;
affordatle for those who qualify on a long-term basis.
(it the local poverranem wilh make vp part of the gap
with a secong mortgage that nesd et be repaid when the

FAMELIER INNEED {45



Households Below the Poverty Line

Paying » 50% of Income on Housing
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Ethnicity

T3 yenite B stack B wispsnic

St A Fizsoe o O More: The Low fncome Housing Cnisis in £3 Maine Metupolnan
Areas, The Center on Budge! & Puiky. Sep p. H6

Family Composition of Sheller Reskients
Unduplicaled Courd, 0&&&3&5@?&&2@3&9 _

Sigge Women vith Children

Single Women ~

Singhe Men vith Children

Couples with Children

Couples withowt Chitldren

0% 10% 20% 30% 40% 50%

Famity Composition of Sheiter Residents

Type Mumber Per cent

Men S60
Women 645
Thitdren 844

31 per cant
30 per cent
39 per nent

Sanpen: Hompiessuess w Oakisnd J88% Somposie Fasfie and Ungupiostes Court,
Fromrgancy Semvices Meteok of Mameca Conty.

many competitive government-assisted funding programs
for affordable family housing give preference 1o proposals
with larger units. Same of these developments are featured
in the Case Studies section of the bnok.

Ethnicity

The housing crisis aifects alf households below the poverty
fine revardiess of race. in absolute numbers Caucasians
make up the majority of poor households with almost 4.2
million reriter households (19 per certd and 3.4 million
homeowrners (6.5 per cent) below the poverty fine in 1oy
Throughout the country, Cawrasians with incomes below
the paverty line paid more for housing than most other
zroups.® However, in relation to thelr 1otal populations a
high pereemiage of Alrican-Armerican and Hispanic households
are in poverty. Of alf African- American households, 41 per
cent of renters and almost 20 per cent of homenwriers
have incomes below the poverty line. Almost 36 per cent of
Hispanic renters and over 13 per cent of homeowriers are
below the poverty line.® The increase in inwnigration since
1565 has significanily increased the number of minority

. especially Asian and Hisparic, seeking housing.
Marwy of these families start below the poverty line renting
iy iarge "gaieway” cities and ¢reating a stronger demand
for affordable housing in those communities. Native
Americans often live in culturally inappropriate, poorly
huilt and maintained bomes on reservaiions managed by
the Bureau of Indian Affaivs, a lar away agency.

Special needs

Although many people with special needs are single, families
belcw the poverty line may also have members with
disabibities or ilinesses who need adequate affordabie
housing. Many of these families require special facilities o
services such as wheelchair access or on-site social services.
Thers is a lack of affordabie bousing and programs for families
with special needs. This situation forces some families 1
be split up and many oibers 1o have members whe languish
indocrs in inadequate {aciliies. Since 1991, most rental
aparuments and some for-sale housing built with public
funds are required by law 10 make a peroentage of the
units aceessible 1o people with disabilities. Comtinually
Changing design guidelines and regulations require designers
10 maintain regular contact with local agencies 1o determine
curreryt siandarsds,

Hlomeless {amilies

The single {astest growing pepulation of homeless people
incihe US i childrer by the San Francisco Bay Area alone,
the Ztate of California estimated that over 70,000 parents
andd children were homeless {or at least one night in oo,
a 1b per cent increase over 198¢. On any given night, over
26000 people in the Bay Area compei for about 5,000
shelter beds, & refage of last resort somepmes perogived
10 he more dangerous than the streets. Many people on the
sireets have sore form of disabiftty or substance abuse
probiem, These issues are not easily resobverd due (¢ a
shortage of socia! services. Many homeless people work—
up 10 20 per oo work full or part time—-but without the
basic support systems that stabie families take for granted,
hoidine & job while horneless s extremely difficuls 44
Tranzitional housing with servives 5 one mode! tha beging

~
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CHAPTER TW3:
MEET YOUR NEIGHBORS

Profiles of residents of affordsble housing,



RESIDENT PROFILE

Rame: Gregor lamroski and Susan Chfford
Locatiors Seattle, Washington

Childrer: Sophia {10, Madeleine {8}, Aaron (1)
Oeeupations:

Gregos: Artist, bookstore owner, teacher

Susan: Artidt, teacher, rur g assisiary
HH Income Bange: 316,000~ JJ alyY
Rent: $Ho0/mo
Unit Rize 3 BR/2 8A

introducticvrt Gregor jamroski and Susan Clifford live with
their three children at Cascade Court inn Seattie. The building
-‘zt*s iif‘ﬂ"f"*l'Tdh'y with 115 neighibor, the historic Stimson Mansion,
an area of oider apartment buildings and tree-lined sirests.
he suf } courtyard was full of children playing fogether
with pareras watching and socializing. Gregor and Susan et
with us df 1 dinner

Gregon: "Belore we moved here in November 1904, we were
fiving in & two-bedroom house in South Seattle, spending
tworthirds of our income on rent. The {irst week we were
there someone was shot and killed it our alley.”

a5 working as a resident a '*stam for elderly propie
for 57 per ho"r, We wamj ust seraping by, and were on the
iting Hst for Cascade for two vears. W?‘.en our fease expired
1 the manzgersent 1o sep f there was an opening and
st 0 recover from previcus years
lot safer. The neighborhood is 3
s:ngle oeopte and seniors.

Here v mr able
of borrowing, and we feel a
nice mix of families

Five years age renis were doubling every year here and this
area was olf mis 1o us finaaciatly. The chii d*e €0 105
near here, so beme able o live here affordably reduces
stress o all of us and makes family life easier,

it's great 10 have light ar
having
iine. Tt
around v

d ventilation from both sides and

g two bathrooms is nice so we cia)n t have 10 wait in

e play steacture in hp courtyard is & focal poing
witich famibies can tome together and discuss tings.”

~

Greeor. "The kids {ove plaving in the i‘oww'wd and :.‘m
VG ng ones fike to play in the planting beds. Maturally 1
£e1s management corermned.”

i

Janet Delaney

interactive
andbox, Tris would help keep
i the kids can participate

s lihely 10 tear them up.”

Susan: Vm interested in helpr zg W Creale 3 more
piaw, area for the chiidren, like a

out of the landscaping. Al O,
plann the beds they will be fes

Grewor owns a booksiore that features 0
“When | opened the booksiore, we couldn
for Aaron so he came with me (o work eve
years. Now he goes with Susan 1o work wh
chiideare program.”

nit n‘y' literature.
afford childcare

ry da or several

re the y.‘ 3ve a

th cen
)v

”

Susary "Pwork i & program making art with seniors. Making
art is very the erapeutic § i *»" =>eop1e ansd makes the places they
fve feel less institutional.”
Madeleine proudly gave Gregor 3 Father's Da "pr?*;em. "1
reafly worked very Fa*d on i“:s ?9 enr* Yo have 1o open
it very carefully.” As the far v gathered around, Gregor
opened a beautifu'!v WEADE pa;r‘m g with a copper frame.
“That's gorgeous, thank you so onich,” exclaimed Gregor.

He added, "Art is 3 big part of our lives. We do a lot o art at
nome—it is very important 1o the children, In my own artwork
| express important themes in soviety, such as the lension
between nataral systems and indusirial p ,_wducnon talso
at a nearby school teaching art in the enrichment

WOTK
rogram, and work with Susan in the elderly art program.”

‘C}

o (ascade
here has made our life

egor and Susan agree that, "being able to move
i:w3< a rmiracle for us, and living

Gre
(o
as a family easier and more stable.”

MEET YOUR NESGHBORS
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RESIDENT PROFILE

U

Marme: Fauls Sione
Location. Bosion, Maz
Chitdren: Kenny {of
Ococupation: Homemaker/caregiver
HH Income Range: $15,000-30.000/97

sathuselt

Rent Range: 3215—~400/mo
Urit Size: 2 BR/t BA

Intreduction: Paula Stone fives with her son Kenny at Tent
{ity, a raixed-inceme revual c;evpéopmem in the heart of
Bostn's *u” aric district. Situatesd at the edge of Topley Squ
# busy and dense cormmertial center, the 10G-urit apanmer:t
niilding echoes the four-story brownstone townhouses on
nearty tree-lined sireets and the high rise towers across the
)Zau A redicnal train and Melro s1ation is across the sireel,
shile at mn ground level 3 cafe is filled with passers-hy. We
met with Pauiz and Reroy alrer breakfase,

Paula: "t used to live in Maribore, a small town cutside of
goston. My mothers Hiws there. and h.aames 10 ViSH

5 NOW an d thert My other son s 20 and is in the Kavy. He
romes 1o visit when he can. It was nice and quiet in Marlborn,
but { moved here to be "‘\;b(" 10 the hospatals. Kenny has
hrittie bone disease and me
bagis, Living here is great for us ¢
more indepen dnmiv With the
we are able po downiown
Right bere at Tent Ciy

PCEUSE W Can get ardund
wrain station acress the street
0 a mt*;t':; a s-rainute wain n(::n
there's semething oew o do every da

Kenny: "} like it here becaose there's a lot
there's a mali next door, and
where |

fptarm 086,
schosd program

2k ' — P -
13‘-8?{3 & a0 aty

can do my howework and iay *he p OPFEM ATl at
230 and erwds at &, Sometimes x—: ¢ on field trips 10 the

Children’s Museum or the grous

T program is for chuldren from farnilies with a range of
incomes. Pauia: "The mixed-incorne popalation s not an issue;
the kids ail play :owthw* and they don't care whether or not

you have more money.”

51020 for check- -“ps art a regular

laret Deinney

fenny. ] take the school bus to school in Brighton every

mo mn.g { like reading and math a lot, and my lavorite
teacher is Maryanne, My dad comes here oftern—almost every
day. Sometimes we g0 out fogether, and sometimes we play
indoors, or work on the computer ©

g care of Kenny. | alse serve as the

1 Sig a.r:t- A!I.a. we, which is made up of
tsandisa iia o1 hctween e tenants and manageraerit,
¢ such as a rent in(:fease or a

make thi <
-u.lier r is 4
Domingo, an older
Their apartynent i

alsnon -rP A uanu, sand Ann and
¢ couple. They do a hot of arts and ¢rafis.
5 full of wonderful things.

Architecturaily, the butlding is nice. The grounds arg beautiful
and il the facilities are accessible for people in wheelchairs,
aitwugn isabiled people each have different needs. Some

have to sit with their legs straight, while others bave things
Hike oxveen on the back of the chair. -‘z 15 usually means that
they need more room to turn around in the apariment, so
ieatly when you are designing, you shou?d try o feave lots
of room. Also, the maio doors woald be mure accessitde i
ihey were designed with a remote switch. This would help
anyone coming home with two bags of groceries.

Life ar Yent Ci*y i5 an ex-;erie' e, L iove it here. {{eel very
fucky 10 be in a place that is so tonveniert and with so many
differem 1\1:. is of people.”

MEET YOUR NEIGHBORS {25}
.
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Name: jose and Teresa V s.-iafaz':a
Locatinn: Log Angelv Cabifcrs
Children: ¥aren (i), Madia 4
N thalie (2}, Enik &)
Qeenpations
Jose: Consiruction worker
Teresa Homemaker/seamsiress
HH Ineorne Range $12, 600315100y
Rent: 525/ mo
i Size: 4 BR/2 BA

Adapvin Raedd

introduction: Jose and Teresa Villafana iive with their four
chuldren in ¥illa Esperarza, a new apartment budding wn a
guiet side strest in South Central Los Angeles. The housing
was developed by Esperama Community Housing Corporatio
who, in partriership with the Los Angeles Community Desi gn

Center, purchased the site {oricinally slated for & sweat-shop}

1o build 33 affordable apariments, with childoare services,
ard a neighborhood center. The apartments face an interior
courtyard where children play. We met the Yillafanas aher
Jose came borae from work, before the family went 1o a
(.s)mf.}-.«.?"lﬁ.f meenng,

jose is a conswuction worker, who often spends days away
from h me with bis crew, building gas stations, car washes
ang converience stores.

Jose: "it's hard work—recenidy Pve had to get up at g am o
drive u_» San Diego. | go wherever the job is

We heard about Villa Eeperanza at San Vicente Chuech one
Sunday There was also 2 banner up at me site, We were fiving
irt the neighborhond i a two- hedroom } o use—all the kids i
one roam. We applied and were accepred | feel like we won
the lottery!”

Teresa works at horoe Her industrial se
corner of the master bedroom.

wirtg reachine sits in &

Teresa: "Before Erik was born 1 worked in a sewing shop.
Now } luok after Er:x_ nid 1ake in sewing. Most of zhe shops
pay 50 cents a skirt, 50 i's hard to earn more than § é--uf“"*
Ore lady pays S50 a day-—-1 lw Yo work for her. { prefer
working at home, because | can be here for the th dren. Erik
Bkes wrun out and plav in "‘5 courtyard wi th s fﬂe zds
He also goes 10 the pre-schooi class

center.”

e 3G
12 i
[
.

§
Sar N LS4
Janet Deisney

2 g

Twelve-year-old Nathalie:
afier

ke it here. | have otz of Ivie
away. Where we iived belore we were reatly crowded. | had 1o
share a room with my two sisters. Now we have: a ot more

Sometimes | o 10 the center for
-schond tlasses on the computer, and do my homework. |
-nds, and my school is twi blocks

roors. My mom is a lot happier and my dad is really proud.”
lose: "H's pretty safe here, sithough in the beginning peaple
were 't-mp,nq over the fences and stealing things. We had 1o
make the fences higher. We have regular comrmunity raeetings
to discuss issues h,\e security, ur noise. There are a jot of
rules here. They are very sirici about keeping things olean,
arut we like that.”

{athalie: "Sometimes if the play areas are leit messy they make
he kids go out and clean them up. On holidays tike Christmas
have parties in the courtyard. Pcopie here are from differery
unitries like Bl Sabvador, Guatemaia, Fouador and they hring
ﬁ shes of the different food from their couniries. Most of the
peopie here are from the neighborhood, so many ﬂt them we
knew before. Bt where we lived before we didnt go out
much, because there were lots of gangs. Here | {eel safe”

yartyasd housing is 3 bis plus. 7
ays at a time, and | feel good
e ail feel very fucky 1 be abde

rave 10 go away 10 wor ka
fa Hi‘y is safe here. b
Wre,

~4
o
o
)
3
e "'<.
CJ. oo

1o liv
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PART TWO: FACTORS INFLUERCING AFFORDABLE FAMILY HOUSING

CHAPTER THREE:
COMMUNITY NEEDS AND CONTEXT

Good affordable housing 15 closely related 1o good
community planmning. As part of their social mission o
improve the livability of their community, non-profit and
government housing agencies should become invoived in
fong-teem community planning in addition to single-project
development.

N



Naw seaneres sie pubht housing fits o we! oxor MOUSH narkeston,
South Carolna. See p. 208 PN
Ssih Caiohna. Sive Richuad tirseisid
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tat area. Many neighbarinod

iom Jones

community workshops focused on how the environment
currently serving the needs of the community.

Drawing on their own experieoces, participants in the
pianning proopss can he very articulate with respet 1o the
ways the buildings, streets, public spaces, institutions,
iraffic, transportation systems, and natural features affe
ife in the community. They can also express the sorial
and cultural significance of places and buildings within

the cormunity which may not necessarily be evident to
ouisiders.

The analysis of the built environment of the communit
fooks not just at the physical features and expression of
the community, bu iw a1 underlying souial and economic
factors that affect the uses and appearanses of baildings
and places inthe ¢ .-:rm.umty. Sometimes the forms

zad renditions of structures in a community create the
::ppmrawm of prosperity or security, while masking actual
social and economic conditions. Conversely, the {acades of
huﬁczws may appear weathered or undistinguished, bus

he seonomic heaith and vitality of the community may

be strong.

Community vision
The final stage in the planning process is the generation of
a comprehensive vision for the future oi the community.
The vision takes the form of a plan which uses maps,
dizgrams. and before-and-alter skesches which convey the
physical changes desired by the community. The text
of the commumnity plan should artculate how physical
improvements are linked 1o social angd economic
improvements in achieving desired goals. The amow W an i
type of resources and ithe regquired governmenial sciions
necessary 10 implemery the plan should he ciearly dek r‘eat;d.
A comyounity vision and plan should iflustrate and explain
the irtersctive relationships between (.iforc:.zhci:nusmg
preservation and developruent .zcn»-»-m and other public
and private improvements. Affordable hoising activities
undertaken within the framework of 5 h shared vision is
more hikely be po.s;me}y recewved b, boh its residents
and the whaole community.

&,

The strong relationship between commanity planning and
successiul afiordable houst ng has beeri recognized by

groups across the political specirum. This was demonsirated

by the broad support HUD received for their 1ou4

regrirement that comrmaunities who sehicit BUD feancial

support must have a consalidated pian which establishes

long range need" and identifizs appropriate contexis for

alfordable housing.

COMMUNITY PLANNING IN DIVERSE CONTEXTS

The participatory, Incal covanunity planning as cuthned
ehove 15 pecubarly Morth American. One significant resalt
of més deceniraliz rﬁ jocally initisted process 1§ a diversity

;
i

§
of plans and a related diversity of affcrdable housing

-
COMMUNITY NEEDS AND CONTEXT {31}
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Dilapacuted s housing before renovaion
See p. 233

Hewans Bruemer

Renewal of older housing

Comruunity plans place 2 high pricrity on the rehabilitation
of existng housing as 8 first step in halting physical and
social decline. Housing preservation and restoration activities
may range from upgrading building systems and repairing
facades and roofs, 1© more drastic rehabilitation which
involves the reconfiguration of the rooms.

The ;)re servation and revitalization of architectueally

stgriificant, historic structures is another potential activity

hels ide; urban neighhorhoods Historic presermne:’ i5
rJ eiigibie for financial resources that are not availahle
for nore historic rehahilitation work. Historie preservation
-an also reinvigorate local pride and increase cutside
iaterest in the cos‘,ﬂ,mumzy.

~

Mew housing infil}

When detericration and abandonment become prevalent,
there is a tikely patiern of arson ami vandalism that reay
lead o demolition activity. Razed structures are replaced
hy unterided vacant lois that funhf‘r degrade a commurnity.
Therelore, selective jo- 11 Fdevelopment of vacant paroeis i
a comparidon sirategy in 1hese types of coramunities,

biserung rew siructures in1o the existing fabric 1o achieve
a balance betweern the archiiectural character of the
surrpunding buildings and the contemporary spatial needs
of famidies i 3 challenge. Altemnpting 1o inser! developments
thay are at differerit densities 10 the adjacent structures
requires design sensitivity,

Occasinnally thee i5 an Gpportunity or an economic
necessity 1o develop several scatered sites within the

community simuitarecusly. Balancing the arc‘n'ee‘,ura}
g)ui o develop each sitein r(:%} Onse W 115 surroundings
with the economic goal for efficiern, replicable urit plans
raises another set of chailen g

Multiple development co-ordination
Wew alffordabie housing, public amemties, and
{Or'z}’)h"?!"")fnfy’ non-residential uses may ol be necessary

¢ atiract the zeneral reinvestmerst and resettjerment that
e deswed [or older whan neighborboods. Determining

e

awacs, Phipdeiphia, Penneyivania,

o
BT

%

=
After ror

which sites and facilities should be developed first may be
vrucial 10 generate momentum wward the final development
goals. Affordable housing is ofien chosen to play the
initiating role for community improvemerits because i may
requive less pulblic investment and lead ume 10 develop
inan other public improvemernts.

Aftempts 10 reinvigorate oider urban neighborhoods by
artracting new residents ¢an create ensior egardma the
appropriate halance hetween alfordable 'h ing and market-
rate housing amd betweer the needs of ex ;sf; ng resdents
and the e>;:.-e<tr:d bepefits and impact of new residents.

Hans for these types of neighborhoods must resolve this
tension in order 1o procesd.

New district development

in addition to declining ne:?himrhoods, many cities contgin
large wacts of onder-uiilized land which offer an opportunity
to plan and develop new neighborhoods. Such tracts may
nave beer" mduﬂrie:i or raifyvard districts or former military
bases, which have been ignared by market-rate developers.
These pc;tefmml new urban districis typcally contain
srivirorumental hazards, insuificient infrastruciure, inadequate
access, or other impedimen 3 o deveiopment that require
antial commitmert of inifial linancing 10 mitigaie or
oVErCome.

Characteristically, the development or redeveiopmen
of new districts reguires picneers; affordable housing

developers and thelr residernuis may be rmore witling th
market-rate developers in such urban areas.

1]
L

%
25
-

ity officials or Otize

o provide a raoge of 1 mu.urv 3 i
i‘n.s imperxtive may derive {roma q al 1o balance housing
affordahitity and johs. Envirenmentalists ard housing
advoraies have a corumor interest in maximizing affordable
housing (i new orban districs served by existing ruass
zramr and infrastruciure as an alternative 1o regional
sprawl, and freeway dependency

418 Gften exp
iy

el

COMPIUNITY NEEDS AND CONTEXT
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A goiy of resw consuuction, rehal, ged shardabie tousing helps meke
the Randoiph Beightxehood i Richmand ¥irgsia » Sheerse and balanced somimiity.
Sew p. 230
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the Ameran Dream..- & sirgdie-family o
in the suburbs.

ached horre
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Lesy nostly, tugher Sensity aftesnatves 10 Single- Ty |
2 appeas igadly anm ey denye W UGS Gl

25 ueets pee a0, Towst Apanments. Rohner Pad,

s nan be desigred
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ceds. Seo p. 56
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recognized that the cost of construrting new homes under
the old pattern was increasing more rapidiy than hoosehold

tneome.

Marty towns and suburbs have reg pGJdé‘(‘i 16 pressure from
developers to reduce housing costs by allowing greater
housing density, smalle iot and aitached or clustered
Fousing unils in s;ne areas. bmortmawh much of ‘}w
higher-density housing construcied between 1950 and the
present is seen as unaitractive and undesirable. Bulky
bulidings, moiel layouls, and cheap materizls contributed
1o this probiem, as did the fadt that many communities
allowed this type of housing i less desirable areas such as
riear industrial areas, freeways, and fringe areas.

This post-war muiti-family housing steek often has none of
the archstecturs characier s -ma:m al advaritages of
older apartments built for the Depression-era middle class,
As a result, a primary 183K for suburban and smaill ow
afiordable housing sponsors has been o create a new
model for higher-density housing.

REDUCEDR PUBLIC REALM

The suburbar and romantic smail town ideal derves from a
Jargely upper-class ('orae:ep of a coramunity as a picturesque
enclave of individual residences existing within nature.
This ideal manifested itsell in the characteristic front
wng, which in older, more affluent suburbs appear to
merge 1ogether 10 form a park-like setting between the
sireet and the individual bomes, The front lawns originally
defined a new kind of expansive, sn it public realm that
corrasied with the more contained h rder public realm
of ¢ity streets and plazas.

Over time this idealized public realm hrun e
dirainished in landscaping, Tl’:j i esg:ecéa??y true in high
growth areas with soaring land p1 “ce.; where individual
homes have grown &5 {015 :muf ont yards have shrunk,
f‘d where the expanses of conere m paving and
Goors have kecome the dortinant visual features,

The emergence of gated communities and the popudarily of.
wul-de-sac street patters has also led o more f*‘wt?*ef*zatéon
ind social isolation within newer suburbs, and further
reduced the pleasure and efficacy of pedestrian le.

The physical and seaial isclation characteristic of many
residential suburbs and therr sprawl has spawned a movernent
to create an alternative moded Calling iself "the new
urbanism”, this movernent harks back 10 19th and early zoth
€211 ry small towrns and suburbs. The new wrbanists are
uniited in 7 desire 1o develop new ¢ esidential COBMUNIY
models that contain greater housing variety snd 3 vital
sublic realm. & lew privately developed communities such as
Seaside. Flonda, and The Kentlands, Maryland. demaonstrate
some of the new urbansts plarmning and design concepts. The
assthetic resufis and market successes o these communities
have ariracted positive meda attennion,

L M

i more marker-rate develo YpeTs 3(5{-;)
urbanist approaches, the physics! cha

e o} the new
e of new
..... oy Cop
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By PRIl BRINMENtS e woven B @ petan srchued 8t Denron Yidss,

3 a3, Ger n 247 .
Dermodt, Akansas, Bee p I8 Tarcsthy Murstey

in Ipeations where large, older homes and agriculiural
buildings are commor, and can provide sources of
architectural context.

A secord vural model i5 dustered housing, whichisno a
prevalent rural maded but which i3 common in other parts
of the world. Chistered "*oming CONYEYS & SIri e social &
well as physical cohesion by delining exterior comumion
spaces and creating a recogrizabie fomm mudn ke a villare
inn the farger landscape. Chustering ackieves more econamic c.i
housing and closer social tes, it also accomplishes the
preseryvation of large tracts of agricultural land or open
space that might otherwice be subdivided.

rural developments shouid be linked
¢ GRED Space p gservation as an alternative Lo inrge-ot
subdivisions, T?‘eu) existerice of affordable hu.ssmc; with
agricultural, revreational, and even wildlife preserve uses is
possible with careful cormmunity planning ard site desi igr.

COMMON GOALS IN ALL COMMUNITIES

Comraon 1o all three categories of communities i a3 uruform
goal for affordable {amily bousing 10 be integral to ¢

vision and plan for the community, in sorme instances
wili be experied to stand out as a syl of change an
image of 3 betier future. I other instances it wifl be expe
w fit in, 8¢ a complement 1o the present and bridee 10
past. Each commuority has the night and fwb igation to hp!,)
define the role that affordable housing should play within
= eomnunity plan.

Orher factors sha
ut the ui t‘n‘aa s ‘ 3
the Community w i l e *ha degree to which it fulfills its
expentations. (uisiders ma yappr-)(nuc arc hneuuta quabty
and value design awards, :1 ¢ ConeEs
fron zf“wting the comaunity's needs and erthanning the
neighborhocd in the eves and hearts of us residents.

IBAL Tormnens, 5 andl m

Washingion, Hex p. &8
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CHAPTER FOUR:
POLICY, FINANCE, AND REGULATIONS

4

Grand community plans may exciie the imagination,
but making them become real depends upon the
co-ordinated support of public policy, financial
practives, and local land-use reguiations.

N
N



Housing T fomeily homaless sing'e avthers and chivdren, devetoped wih state hading

sesistane, West HELP, Gonerdnxgh. NY. Bee . 172 1ok Fotths
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HUD has fifted some of (15 siri¢ cost controd measures
for housing, which were based on sormetimes erronenus
assumptions regarding the cost-effectiveness of standardized,
box-like buiidings. At the level of the district offices, HUD
now appears to he more concerned with design than in the
past. HUD and sorce other federal agencies Tike the Federal
National Morigaee Agency (FNMA) conduct design awards.
programs, However, some project sponsors and their
architects affirm that corsiderable energy is 5tiH required
10 get better huilidings when working n’n federal policy
euidedines.

State and local governments
Mast states regi ir:-‘ tocalities 10 adoept some form of joval
housing pelicy that identifies alfordable housing needs dﬂd
truizu:-,ef hiow thtlz fair share of those housing needs will
be met. The policy should address both unit production
and rehabilitation soals, and should -nd;taie how the tocad
zoning and the availability of sites wil] accommodate these
geals. Any locality that i seeking federal funds to suppon
its affordabie housing programs must now generate a local
consolidated plan which cordaing this information plus
financial strat eg ies for achieving affordable housing eaals.
These policies should reinforce or complentent one another

At the focal and state fevel, profect sponsors have a better
c;ppm tuntity to influence policies and their related programs
s¢ that they recognize and support well-designed buildings.
For example, whert state agencies and focal governmer
miake financial swards, they can reguire or recognize the
inciusion of supportive services and amenities in afiordable
housing, the provision of & v'.ne‘ty af housing unit wpes,
and a commitment to high quality materials and design.

Municipalities and states can oreate higher design standards
than federai ones. When both federal and non-federal
funds are used, HUD may accept the tugher standards as a
tegal basis for raising Cost allowances. i one case HUD

wold & project sponsoc that an elevaier was not needed
for a two-story senior developraeny Wher the localiry
showed HUD that s own housing policy required pievaiors
for any semors bying shove grade. BUD referued and funde
the sievaior.

s Suent, Sun Franviscn.

N Cosnvsnity 1o0m snd oy 2t SO5 2iis , Calitornia. Sew p. 108

Jobin E Msron

Tax credit allocation committees

The federal government has coddified the Federal Tax Credit
for Low income Housing, 3 funding progrars which gives
investors in affordable houging an atiractive 1ax break.
Afthough the financial program is an adjunc? 1o the {ederal
1ax code, state 1ax credit allpcation committers selecy
which developroents are awarded funds. Many of the betier
state tax oredit alincation agencies yaake their awards
hased upon some form of 3 scoring, or point system for
evajuating projects which are applying at the same time.
Several states have had very wﬁ'essf i experiences by giving
extra pnin 1o family howsing which contains fesiures that
contribute to better quality, hva'\; ity, and design.

For example, in California, the point system rewards
deveiapmm,:, with bigger units and more bedrooms for
families, ampte resident community roanms, and designated
children’s play space and equipment. Since sponsars
campeting for ax oredits know that the inclusion of thes
features will erance their chances 1o receive funding, !
state supports better desien through its program

b

At sl levels of putlic poli L)’ meenives a reguirements
uUsing iImprove

for more durable and more livable faraily ho
the general level of project n}") finations for funding and

a?’fordab.e housing desien guality.

FINANCIAL AGENCIES
With supportive public policy in place, adequate and timely
public financial assistance .aﬂ"(, next orincal feoior in
obiaining zood de lic avencies which are the primary
f
St

source of affordable kou -surzds have an opportunity
zod a3 responsibility 1o suppart godd Jorat design at several
points in the developrnent of a project

Osher funders should share and

standards as well Since most aflo
0Tt M p‘--ﬁ SOy

sllowing pote

support high design
rdeble housing depends

rees of funds, the interaction among the

tal funders is important

POLICY FINARCE, AND REGULATIONS
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amenities that would not have been achieved with only

publc funds. The commitment on the pan of some
investors 1o good design has led them to mount their own
education carnpaiens divected 1o other financial investors
and government agencies.

National equity investors and funders such as the Local
initiatves Support Corporation {(Li50) and the Enterprise
Foundstion have aiso undertaken programs o help local

flicials and non-profit sponsors learn how 10 get better
quality developments, through workshops, conferences,
and continuing education programs, }mumng advo "ates
hape that other regional and loval foundations will become
involved in this type of support.

Privaie iemim's
Muost family l& housing also depends on private
banks or savings and loans o provide consiruciion finandng
OF PeTInANent firancing, Private banks and s savings and
mns(e*w!op their own risk criteria for fending, but some
recognize and factar ir 10 their evaluations the long-term
value of alfordable housing whieh includes beneficial
amenities and is well demgnved.

ER
LG
-

One example of 4 lender's prograrm that recognizes the
value of design quabty is the AHP (Affordable Housing
Program) sporisored by the Federal Home Loan Bank. T’nés
program offers deferred grarnts and loans to appik'an!‘
through pertodic competitive rounds. While their primary
criteria for participating in df‘velnpmems is to help reduc

debi burdens that would otherwise make projects infeasible
they make thelr awards using ¢niteria which alse include
other factors. They are explicitly interested n assisting
gy 3E<3yzzmen-_s which provide amenties snd other features
and resident programs that increase fivabiiity, contribute
10 2 swonger sense of conununity, and promote opportuni-
ties for individual and family development.

PLANMNING REGULATIONS AND PROCEDURFS

Th > pext and perhaps
15¢ -'s fare 15 their
):u "OVaL j)!\}('i?f

oSt 7 Jmp-cx hurdle that project
owrt local planning code and planning
frithe US, each oty town, or count

&
~

¥ s
st /1 & grand Hpening for new atfordabie howsng,
San feancisen, Couitfomix

AND

adopts its own planning code. Planning codes are co-ordinated
e land-use maps, which subdivide the jurisdiction into
rones designated by what types of uses are allowed wuhin
sach zone {residential, commeraal, manufarturing.
Planning includes the on-going act of designating zones
and determining what uses, heights, deosities, parking,

and other requiremerts pertain 10 i‘r ent,

‘

1")

Prior 16 the eari O i ing as we know it
md(ay' tEte k aiorces dictated ha was hu where, In ong
of the earliest leyal rew the courts determined

201
that conwnun wws did h(s the r gh" to regulare fand use for
D

ie i}‘e rights of gach
ity of deleterious uses

the common wellare, :.nd t
property owner against the pos
on adjacent praperties.

s supporied the legal rights of
communities 1o adop oning restrictions, and ﬁx};m-’v
supporte > the separation of single-family housing from
other uses. The formal separation of single- f.Am;"'irom
multi-family housing freestanding heuses from row houses
and agartments began with thay decision, &nd, combined
with automobile use, accelerated the development of the
suburban lzodstape we have inherited today.

The influences
conditions o at
i
of it

”

of zor;rvc:strms and oihe pia. TN
&

Iaf will b? :,ub e01 10 or dependent orn
e foHowing

housing in par
One Or ;e O

. ionve,.t- al planning code reguiations
* Plarined unit deve iop ent regulations
1m fusionary zoning
ardable housing i
- Ql(mm. g approval p OUeES

Convertional planning code regulativrns

Since the igzos, local zoning ordinantes have evolved

under the influence of pianning theary, lotbying, and
advocacy o become elaborate regulations. Many residential

Z0Ming orf'mamm and planniog codes now reguiaie: the

dimersions of buiiding lots, the number and type of units

FOLICY. FINANCE, AND REGULATIONS
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in y Back Yard

A Colobration of
Aforcinble Housng it the
Eond Boy

“YES! In My Rack Yard™, 3 ixakied dueownenting sSordahis housing in the Hast Hay of the
[TAZENEN pian San Francison Asea, Dy tie Amenican Insthhue of Axhitects, Eaol Bay Chapter Housing
Hornia. Ser p. T4 Commities,

Bizz Seid

& rpdunine i required ganking was gramtesd ¥y exchange o a parkic
Gt Inciused fiture parvng expansion poisntial. The Fam, Soquel, &

The {irancial and social success of many developments The planning provess ftself can have & major impact on a
with mixed incomes does prove the compatibidity of marker- 4esign as various partici p ms vien‘p 1o shape the project
rate and affordabie honsing. based on their attitudes regarding higher dergity or affordable
hipusing. Cpponents of ;.ffmdab,e housing typically assert
&.ffurdable housing incentives that affordable housing is not coempaiible wah their
in addtion 1o PUD and inclusionary roning, other provisions neighhorhood because of its density and seale as well as its
and incernitives m loeal aiafmmg and zoning mdes are also impact on parking, traffic, and opern space use. The success
vaiuabie i promating housing foro-n #ity, and in of a project in ebtaining approvals as designed and
responding o the daily Bving reguirements and spatial financed depends on its sponsor's ability to show how
prigrities of jower income famibes. these issues are addressed, and consequently how the
density and design will be compatible with existing patierns
Many affordable housing developments have relied spon or may enhance livability for both the residents and the
one or mere of e fmk.wmgg ZDRINE Drovisions in their COMUnity.
cosvannity planoiog code 10 support the combination of
beiter design and more ecenomical development: Many affordable housing sponsors must underiake various
studies 1o prove the compatibility of their development or
» Abundany sites zoned for nuwin-farily housing deterntine what, if any, mitigation is reguired. Thisis a3 major
* Reduced cunimum ol Sizes burden on a project spensor, and requires a commitment
* Reduced street widths of vme, funds, and creativity beyond what is required for
» Density bonuses pther types of projents. Fallure to anticipaie and respond
* Grester buildiog coverage allowances, m exchange 1o the issues raised by the public may seriously affect &
fur interior amenities proposal, and may lead 1o a shift in design emphasis away
» Reduced open space requirements, with oriteria for from meeting residents’ needs and toward meeting the
demonsiraied usakility demands of a few culspoken critics.
Lr»wv pcrk NE FEQUIrements
we of iandem {one cae bebind the other Everr when public policy, financial agencies, and planning
angemerts and common opern jo1s code reguiations are fully supportive of alfs )mabie housing
e of shared pedestriandauto courts and the public partcipation and the approval process is the
s as secondary play space (bike riding, et} {inal deternunant of aflordable housing design excellence.

Planrung approval process

The planning code and professional planning staff of a
CORUNUMIY ay promote geod “-odr‘ls of affordabie housing, ’
Lt the 'smgnf)r,rs adjacent to 2oy proposed development
will have thely own perseptic ns. regarding d;\dmn.a: new
housing. ’fis.rim(e.; between the allowanies and provisions
of ».?.z» planning codes, and zhe preferences of neighbors
st be resclvest through the planning approval process.
This process usually culminates in a public heari -.g hefore
an appointed fflanf«a, R comraission, planning board, or
architeCiursl review board.

POLICY, FINANCE, AND REGULATIONS i\‘is



THE £OSTS OF AFFORDABLE BOUSING

"ihp rerm "affordabie’ refers to the financial capability

of residents, not necessandy 1o the development cost of
h ousing. The cois of designing and develaping aflordahle
famity housing depend largely on the location, the size, and
the design iself, Allegedly high -:ievelopr«er-? C0sts are
sometimes ated by oritics of alfordable housing as a reason
to curtail funding programs and somehow let the rarket
provide affordable housing at 2 lower cost.

An eytensive siudy was vrdertaken hy the L oi §m=.’:ativ .
Support Lomutczmn {L15C) and the Californ

Alloraion Committes of 315 houc,ng amaiupme i
both types of developers m urban and suls rhar‘ are n”

Lalifornia to determine whether there is any basis for these

CORNCEMS.

The study found that there were no differences in cost,
onve the methodology of comparison ek into stcount
the differers regudatory, finaricial and programmatic
environments within which these two different types of
df‘velomurq work. In {act, the non-profit developers often
proved 10 be less expensive. The study s especiatly
significant since Calfornia’s nori-profit secior has produced
many natienally recognized, award-winning designs for
affordable housing durning 1he past decade.

The study revealed the following conclusions.

L Naor-profits generally buiid housing for aT‘?PT f‘)*ni‘;'ze*:
with 3 higher percentage of three- and {our-hedroom
units. Private developers boild housing prm‘a'xl y with
one- and twe-bedroom unds. Comparisons based on
cost-per-unit ignare the differences in size of units
built by these two types of developers,

z. Non-profit develogers often inciude service facilities
such as childcare centers and counseling offices not
included by private developers. These costs are often
wrongly combined with the cost-per-unst when
comparing developments.

3 Non-profit developers vpxca%‘y assemble financing
fromn three 1 3ix sources, greatly contnibuting o
staff arwd consuitant cosis and ,Ad( firs gxos‘.su,erabiy
mare Ume to the development process. By comparison,
private developers ofien get financing from one or
TWO SGUrCes.

4 Kon-profit developers, bevause of theyr funding
sources, often must abide by Davis-Bacon regulstions,
DAYING prevai l ng wages during construction For-
orofit «ivvvio "5 BSCEPE 'hr‘e’ reguirersents and
save frorm 1510 30 per Cent on construction labor costs.

Nooa- {sfo!m mmh!? deveinper fees as part of their
costs up fr¢ For-profi developers often make
most of thewr nmfu alter the development Stage
{tash flow, projedt sale, manaeemern iees and,
therefore, these do not appear as development costs,
yet they are Clparly passed on 10 1enants or (31iVF‘f<

af snme point, with magor impacts on zffordabilin

. MNon-profit developers often butld projecis that are
smaller in scale than those executed by for-profit
developers. Economies of scale during sonstruction
are not the same for 2050 unit developments versus
100~200 unit developments. Also, adminisirative
costs are often the same for different size projects,
appearing as a higher per-unit cost kor smaller
developmeris.

Non-profit developers often selecy sites which for-
profit developers would reject because they ars jou
costly to develnp, Yet, once the sites are developed
the buildings fulfill rvportant community needs.

~3

&  Non-profit developers ofien choose to develop
housing at higher densities in inner <ty locations 1o
lower the cost of land per unit and o serve more
families in need. This decision adds 1o the cost of the
parking, elevators, structure {for three-story buildings
instead of two-storyy, sprinkler systems for attached
dwellings, ete. For-profit developers often choose
iower- dens;ty suburbarn edge conditions where
regulatinns and costs are kewer,

9. Mon-profit developers of reniad housing often plan ta
rnanage their properties afterwards and design with
an eye g longevity, spending more up-front o lower
topg-term expenses. Mercham developers who sell
their developments five years after completion often
overlook long-term costs for shart-term returns and
spemd less on good guality materials and desien

i, Nor-profit developers sometimes must overcame
stereotypes held by neighbors about people with
wwer incomes and spend more 1o treate attractive
developments 10 help dispel these misconceptions.
For-profit developers more oiten serve populations
who do not rouse fears in the neighborhood, and
they have less incentive 10 put exwa creatwity and
resources into the design of the buildings.

The study shows that when nore-profit and for-profit
developments are compared 1aking o account these
faciors. there are no systematic differences in costs. The
rust figures shown in the development summaries of each
case study is the developer’s best estimate of the costs at
the end of constructinn They are intended to give the
reader a sense of the comparative costs of d;_f.e,em densities
of affordable family housing in different regions. However,
hecause of the dilferences in completion dates and many
of the factors mentioned above, direct cost comparisons
are nat always appropriate.
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