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Other Local Solutions

Section 1: Developer Incentives

Land use and regulatory policies can have profdomgications on the availability and

cost of affordable housing. Local jurisdictions bathe power to regulate the private
housing market by establishing and enforcing zorpafjcies, land use restrictions,

development fees, subdivision and design requiréménilding codes, rent controls,

density, and other various policies that can implhetdevelopment of housing in their
respective jurisdiction (The Brookings Instituti@®03). These regulations can impact
how much housing will cost, where housing is depeth and the production of

affordable housing.

Developer incentives can provide relief from regolas to encourage the production of
affordable housing voluntarily. Sometimes one mis& may not be sufficient alone. It
may take a combination of incentives to encourdge private market to produce
affordable housing.

Density Bonuses

A density bonus allows a developer to build morgsuwithin a development than would
otherwise be permitted under normal density limiEor example, if a parcel of land is
zoned to allow a "maximum of five residential upiend a voluntary program is
implemented, the concept is that incorporation ohé at an affordable rent or sale price
would decrease the developer's overall projectitpioécause development costs would
rise to construct this affordable unit, but with@aimpensating profit on it. However, if
the incorporation of this affordable unit were effsby the ability to incorporate
additional market rate units, i.e. density bonusles,additional profit on every market
rate unit above the allowable five units originatiyned could offset the incorporation of
the affordable unit and its potential loss to tkgealoper (Bay Area Economics 2001)."

King County, Washington: Density Bonus Program

The Density Bonus program is one of King Countgisentive programs to encourage
developers to build affordable ownership and rehtalsing. The concept is for every
affordable unit that a developer promises to buhey can build a calculated number of
market rate units greater than would be allowectmilse. For example, a developer
proposes to build rental housing on a site withragpthat allows a maximum of 30 rental
units. However, if the developer promises that 1@hose units will be affordable to
households at or below 50% of median income, thetead of a maximum of 30 units,
the developer can build 35 units.

Density Bonuses are also provided for other puiicefits: open space, trails and parks;
historic preservation; and energy conservation. 8&ey County Department of
Community and Human Servicegb page for more information.




Expedited Review/ Streamline Development Review Pcess

Many developers often face lengthy developmentesg\processes as well as having to
secure approvals from multiple agencies. Whilehesaproval process generally has a
good purpose, time delays and processes that centor many months and even years
can increase the carrying costs on the land sulbjecevelopment approvals (Lubell
2006). In addition, medium and higher density lhogighat are more likely to be
affordable usually encounter even longer delaysthia form of needed rezonings,
hearings for special exceptions or conditional usBg expediting and streamlining the
review of developments that are affordable, a comityiican bring affordable housing
on-line faster to increase the amount of afforddideising and reduce the costs of
development. This can be a powerful incentivedi@relopers to provide more affordable
housing.

Orange County, Florida: Affordable Housing ExpediiReview Process

The purpose of the program is to stimulate the ldgveent of affordable housing for

low- and very low-income households by reducing tbgulatory review and approval

time of affordable housing development proposal€@ydays or less, thereby reducing
the costs of development through both the redudtidrolding costs and the reduction in
the risk that is inherent in development.

If the Division of Housing and Community Developrhecertifies a proposal as
affordable housing, the developer is entitled tephgsing development review steps that
occur in market-rate developments; and, a set liimé for each division and committee
to do their part in the regulatory review. Thislirdes the Board of Zoning Adjustments,
Planning and Zoning, and the Development Review @ittee. SeeDrange County
Housing and Community Development Divisiveb page for more information.

Waiving Fees Associated With Development

Impact fees are used by many communities as an rtargosource of revenue to

accommodate growth. These one-time fees help grayew or expanded infrastructure,
public amenities, and public services that are eddbm a new development. Examples
include expansion of water and sewer lines to nelbpment, building new roads or

improving existing roads, hiring new EMT personmel keep response time low, or

providing parks and schools.

These fees are typically added to the final coshefhouse which can make it even more
difficult for those attempting to create new affabte housing. It can also be argued that
since the tax is added to final cost of the houseking families are forced to bear more

than their fair share of these costs (Lubell 200®ecognizing that fees can have a
negative effect on the price of housing, some (glicitons have enacted measures to
reduce or waive such fees for development propakatanclude affordable housing.



King County, Washington: Impact Fee Waiver Program

School and Road Impact Fee Waivers are availablefoteprofit and non-profit
developers, as well as, moderate-income people avbdbuilding their own home on
property in unincorporated King County.

The fees can be waived for any rental unit thafisrdable to households at or below
50% of median income. The fees can be waived fgraamership unit that is affordable
to households at or below 80% of median income. ditige development does not need
to be affordable to that income group. The housmugt remain affordable for at least 15
years. Se&ing County Department of Community and Human Ssysiwebpage for
more information.

Section 2: Ensure Availability of Sites for Affordable Housing

Make Publicly-Owned Land Available for Affordable Homes

Publicly-owned land can be used to meet a commuanajfordable housing needs.

Affordable housing in high-cost markets is ofterpossible to do without reduced land
costs. To lower costs, communities can identifpkis publicly-owned land and make it

available for the development of affordable housifdyis can be done in many ways. A
community can adopt an ordinance specifying théipy-owned land, either vacant or

underutilized, be available for the developmenafbdrdable homes. Another method is
to establish a task force with representation fparblic agencies that control land, such
as school systems, hospitals, housing authoritiad, police and fire departments, to
locate sites for the development of affordable mausOnce the land has been identified,
the land can be made available below-market toprofit developers for the purpose of
affordable housing (Lubell 2006). It is importathiat publicly-owned land used for

affordable housing have long-term affordability triesions via deed restrictions or

leases.

Chicago, lllinois: City Lots for City Living

For-profit and non-profit developers are able tochase vacant city-owned property at a
discounted value. In return, housing constructedh@ vacant lots must be affordable.
For renters, renters must have incomes no grezder80% of the median income. Rent
may not exceed the fair market rent establishethbyU.S. Department of Housing and
Urban Development. For owner-occupied homes, hoyexls must have incomes no

greater than 120% of the median income. Additignalousing prices may not exceed a
total development cost of $165,000. See @iy of Chicago Department of Housing

website for more information.




Expand the Supply of Homes through Rezoning

One of the biggest challenges affordable housingeldpers face is a lack of
appropriately-zoned land. In response, the MuniciResearch & Services Center of
Washington (1992) suggests increasing, in appreplacations, the allowable densities
within residential zones. By allowing higher deies, land and site development costs
are reduced, therefore reducing purchase pricegearid for apartments. Communities
that allow higher densities may also include spedésign requirements (architectural
style, landscaping, site layout, open space, pgyletc.) to enhance aesthetic appeal and
to blend in with surrounding development.

In addition to reducing costs associated with dgwalents and therefore increasing
affordability, there are other community benefits:

= Higher density in urban areas may help to preséaven land, open space and
environmentally sensitive areas by reducing theralv@amount of land needed for
residential development.

= Density increases near employment centers andittistops can help reduce traffic
congestion by providing more opportunities for desits to live near their jobs.

= Higher densities can result in more efficient usexasting infrastructure capacity.

By planning for affordable housing up front, it anss that the housing is well-designed
and appropriately-located near transit, servicemkets, and job markets. In addition,
once land is zoned low-density, it is very difficidnd costly to rezone for higher
densities at a later date.

Santa Barbara County, California: Identification loAnd for Rezoning

A vacant land inventory analysis was conducted ag pf the 2003-2008 Housing
Element for Santa Barbara County, to determine kdrethere was sufficient residential
land zoned at densities that would accommodaterdsffile housing. The analysis
determined that there was insufficient land and essult, staff identified how much land
was needed at various densities to accommodatedalfiz housing in the county.
Timelines and strategies were established as to&whd how the rezonings would occur.
See theCounty of Santa Barbara Planning and DevelopmemaB@ementwebsite for
more information.




Section 3: Generate Capital for Affordable Homes
Establish a Housing Trust Fund

Housing Trust Funds (HTFs) are distinct funds disabd by cities, counties, and states
to support affordable housing activities. Trushda are usually funded through a
dedicated funding source or are tied to housingqams, such as inclusionary zoning, to
collect funds that result from the program. Inifidd, they can be funded through either
one-time or annual appropriations, such as the stabelaware’s Housing Development
fund. Because they are created locally withouefadintervention, they represent the
most flexible funds jurisdictions have to addreissirt affordable housing needs. For
example, they can be initially used to rehabilitdiapidated homes and then targeted
later on to address other housing priorities (Beo2®02).

Housing Trust Funds usually create an oversightt@ govern the operations of the
trust fund. Usually these boards are broadly epr@tive of the housing community,
including banks, realtors, developers, non-profévelopment agencies, housing
advocates, and low-income residents. These beari®e merely advisory or they may
have decision-making authority, including determgniwhich projects receive funding
from the Trust Fund (Brooks 2002).

There are approximately 293 Housing Trust Fundsutinout the country with an effort
under way to establish a National Housing Trustd={lubell 2006).

State of Delaware, Housing Development Fund (HDF).

This fund was created to provide affordable, decsafie, and sanitary housing to low-
and moderate-income persons and is funded thromglanmual appropriation from
Delaware’s General Assembly. The Council on Hogisoversees the HDF and consists
of 9 board members appointed by the Governor. rigraiciple duties are to advise the
Housing Director, and approve the allocation ohkand grants. Types of developments
that are considered include, but are not limitedhe acquisition and/or rehabilitation of
existing housing, the adaptive reuse of nonresidehtildings, and new construction.
Both rental and for-sale housing are considereduinding. Seéelaware State Housing
Authority web page for more information.

Support Employers’ Commitment to Affordable Homes br Workers

The presence of affordable housing contributesdonamunity by enabling key workers,
such as teachers, firefighters, and police, to tlase to their place of employment.
Affordable housing also expands the pool of laborfitl lower-wage service jobs,
reduces individual commuting times and overallfitafongestion, and allows workers to
spend their wages locally.

Because of the fast suburban growth and escalatinging costs, many of Delaware’s
workers are forced to live far away from their gaaf employment and endure longer
commutes.



Communities can support employers, who are wonfied the high cost of homes will

threaten their ability to attract and retain quedif workers, by partnering to offset the
costs of homes or to otherwise assist employetsdmg affordable homes. This can be
done through:

= Funding the development of affordable homes;

= Advocating for the appropriation of funds for affable homes at the state or local
level;

= Encourage businesses to locate in primarily resiglerareas by creating tax
increment finance districts; and

= Communities can help employers by working with esgpks to provide incentives
for people to live near their employment (LubelDB)

San Jose, California — Teach Here, Rent Here

The San Jose Education Foundation and the CityanfJ®se created this program as an
incentive to attract and retain teachers by prongjdiental assistance to teachers in the
City of San Jose. Public school teachers makintpu§b9,400 are eligible for grants of
up to $5,000 to cover the first and second montm¢ and/or security deposit. The City
and San Jose Education Foundation have each pleid#rjO00 to the program. The
Silicon Valley Leadership Group is considering dionmga another $100,000. Other
companies are being encouraged to contribute tgtbgram as well. Teachers must
repay a portion of the grant if they leave the sthsystem within three years. See the
City of San Jose Department of Housugbsite for more information.

Section 4. Reduce Regulatory Barriers
Ensure that Zoning Policies Support a Diversity oHousing Types

Red tape is a term for excessive regulation odrgpnformity to formal rules that is
considered redundant or bureaucratic and hindepsements action or decision-making.
Historically, local land use and development regots have excluded or limited the
development of affordable housing, usually in sbhar jurisdictions!"Local land use
regulations were originally established by landovenand municipalities to keep out
unwanted uses, preserve property values, and sepgreople of different races and
income levels. For instance, early zoning ordinangée the South were explicitly
designed to separate black and white residents Brbekings Institution 2003).'While
this form of land use and zoning is now illegal, nmazoning regulations can still
indirectly (and sometimes intentionally) shape lobausing markets, encourage or
prohibit the construction of certain types of hagsiand thereby condition the tenure
(rent versus own) and price of housing.



The most blatant practices are “large-lot zoningdequate provision in the zoning code
for affordable housing types, large lot width amtbsck requirements for subdivisions,
and high impact fees” (Choppin 1994). Other prastiinclude minimum house size

requirements and the prohibition of rental commasjtmobile homes, and accessory
dwelling units.  These practices make homes l|esslable and less affordable to

working families. However, local jurisdictions caeview and revise their zoning

policies, where appropriate to allow a greater eaafjhousing types that in turn would

increase the availability of affordable homes (LUBE06).

Bowling Green, Kentucky: Recipient of the Robeiioodson, Jr. Award

This city won national recognition for its effod teduce regulatory barriers to affordable
housing. In response to a 2003 report analyzingihgutrends that identified a housing
affordability crisis, Bowling Green has taken masteps to reduce burdensome
regulations that can inflate housing costs. THertsf include waiving certain permits
and fees for homes built by the city or nonproévelopers, donating city-owned lots to
nonprofit developers for infill or affordable senibousing, issuing most residential
construction permits within five days of applicatj@and relaxing subdivision regulations
to permit sidewalks on only one side of the straetl narrower streets.(See the
HUDUSER: Reqgulatory Barrier Clearinghousebsite for more information on Bowling
Green’s strategies).

Adopt Building Codes that Facilitate Rehabilitation of Existing Homes

In areas where there is a large stock of olderihgusehabilitation and conversions play
an important role to ensure adequate affordableihgu According to the U.S. Census
Bureau, Delaware’s housing stock is old as 27 peroé all housing units were built
prior to 1959. When these homes are well maiethithey can be desirable because of
their architectural uniqueness. However, it theg aot maintained, these buildings
become quickly blighted and vacant, posing risksfif@, disinvestment, and increased
crime in the surrounding neighborhood.

The same features that make these older homesaurilgo make them difficult to
comply with current development standards. Buogdcodes most commonly used to
monitor rehabilitation or conversion are, for theogn part, suited to regulate new
construction in homes that conform to modern stedsdéor hallways, doors, windows,
heating and cooling devices, and the like. Oldemés, such as Delaware’s pre-1959
stock were built to comply with an earlier codeowgver, even though these homes are
still often safe and structurally sound, they musstretrofitted to today’s standards. As a
result, rehabilitation and conversion can becomeeitonsuming and financially
unfeasible (Lubell 2006).

To ensure that standards are being met, commuiteesising parallel codes to regulate
renovation of existing homes. These alternatividdimg codes, which were adopted in
consultation with fire and safety officials, tailtre level of regulation to the scope of
rehabilitation. The more extensive rehabilitaticequires stricter compliance with



modern building codes, while less extensive rehtabdn triggers only those modern
codes that are associated with ensuring residsatsty.

The State of New Jersey: The Rehabilitation Subcode

To promote rehabilitation, the state of New Jesagpted the Rehabilitation Subcode in
1998. The subcode identifies three types of ptsjeehabilitation, change of use, and
additions. Requirements are based on the natureaedory of the work to be done and
ensure that existing buildings meet an acceptdbkshold of safety. The rehabilitation
subcode also allows requirements to be specifictaidred to historical structures to
preserve their value and integrity. Adoption of tbhede has been successful in
stimulating many rehabilitation projects, includitige production of affordable housing.
It also serves as a model code for other statesidening similar adoptions. See the
State of New Jersey Department of Community Affaiebsite for more information.
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