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The housing examples included in this report were

selected because

they:

4) Incorporate a mix of affordable and market-rate units
within the same development or

2) Have more than
an area with litt

3) Are located in a

one income tier of affordable units in
e or no affordable housing and

ow-poverty area*

*defined as census tracts with an individual poverty rate of less
than 10% based on 2000 Census data
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Why Focus on Low-Poverty Areas?

e Development of mixed-income housing in low-poverty
communities expands housing choice and creates more
open communities

e Most new affordable and mixed-income housing has not
been developed in low-poverty areas

e Many low-poverty communities take steps to limit
affordable rental housing development

o Yet, there are efforts in metro regions around the
country to create mixed-income housing in such
communities
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Location of Populations Below the Poverty
Level by Race and by Poverty Concentration
of Census Tracts in the United States

Poverty Concentration in Census Tracts
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Location of Populations Below the Poverty Level
by Race and by Poverty Concentration of Census
Tracts in Baltimore Metropolitan Area

Poverty Concentration in Census Tracts

Below Poverty Level

Medium Extreme
Low Poverty Poverty High Poverty Poverty
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Location of Populations Below the Poverty
Level by Race and by Poverty Concentration
of Census Tracts in Dallas Metropolitan Area

Poverty Concentration in Census Tracts

Medium Extreme
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Impetus for Development of Mixed-Income
Housing in Low-Poverty Areas

e Local and/or state policy support
e Opportunity to acquire land

e Community strategy

e Fair housing remedy




Type #1: Local and/or State Policy Support

La Costa Paloma Apartments
Carlshad, CA (Opened i 2005)

DEVELOPMENT DESCRIPTION

Lo Costa Paloma Apartments 153 1 80-unitrental complex | n Carsbad, CA, Iocated within
The Wllzges of La Costa, a 3600-unit plarned residential community, The City of Carlshbad,
a northern subwrk of San Dlego, has a &% poverty rate. Nonprofit housing deve lopers,
Community Housing Works and Marcy Housirg, bullt and oparate the site. The site has
partments within two InCome ters - 28% of the units ane at<50% AM| and 72% of the
unilts are at <60% AML There Isa community center with mesting and exerclse reoms,
and playgrounds om-site with public bus transpotation, retall stores, and 3 City lbrary
within blocks.
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DEVELOPERS

Community Housing Weorks (CHW] Is a 5an Diego-
based nonproft developer with maora than 1200
rental and cooparative units, CHE also operatos 3
homeownership certer and provides loans to first-
time homebuyers.

Mercy Housing 15 2 natlomnal nonprofit housing
developear basad In Denver, T2

UINITS AND INCOME MIX

50 Units 3t 50% &I
130 Units at 503 &6l

180 Total

Lz Costa Palomia Includes 79 three -bedroom and 30
four-bedroom apariments.

La Costa Paloma Apartments (Carisbad, CA)

FnaNCE
20 Milllen State of CATax-Exempt Bonds
&2 Milhen City Low-Interest Loan

&2 Million Mormow Dewelopment Contribution®
11 Million 4% LIHTC

£35 Million Total

Y nlcudes land

MANAGEMENT AND MARKETING

CHW prowides on -Sit2 rental manzgemant sendoes
atLa Costa Palorma. CHW offers an after-school
program for tenamts children and finarclal fitness
and homebuyer workshops for tenants. CHW
Implement=d 3 county-wide marketing plan prior
to the Inltial rent-u p that Incdluded placing ads In
NEWSP AP2Is 52N g 2 wide variety of readers. CHW
distributed information 1o county social serdce
agencles, at community meetings and lkocal events,
and to the ten argest emplowars In Carlsbad
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INDIvIDUALS IN PoverTY (2000) San IDieco, CA
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[ ClosTAa PALOMA APARTMENTS CARLSBAD, CUA

At Sita (2005):
47% White
13% Black
7% Aslan
25% Hispanic
8% Cithar

4R

Resldent Demographics

Im Census Tract (2000):
£8% White

2% Black

6% Aslan

7% Hispanic

Individual Poverty Rates

1.3% 6.8%

I Carlsbad (20000
87% Whitz

1% Black

4% Aslan

12% Hispanic




Type #2: Opportunity to Acquire Land

Waggoner Grove

Blacklick, OH (Opened in 2002)

DEVELOPMENT D ESCRIPTION

Waggoner Grove 1s 3 176-unit mixed-Income renital development that Includes 50

single familly homes ard 126 town homes In Blacklick, OH, a suburb of Columbus.
Approximately 409 of the units are site-basad Sactlon 8, 20% ara tax cradit units at

<60% AMI and 309 are market-rate units. Waggoner Grove was bullt and & operated by
nonprofit Columbus-based developer, Mational Church Resldences (MCE). Two affordable
senlor apartment bulldings with 125 units were developed by NCR adjacent to Wagogoner
Grove, The primarily residential nelghbarbood has an 8% poverty rate and 1510 3 new
growth area east of Columbus near the baltway. Site amenities Incdlude a community
bullding with a business canter and playground.




FAIR HOUSING

JUSTICE

CENTER

Waggoner Grove (Columbus, OH)

DEVELOPER

Mattonal Church Residences (MCR) 1s a Columbus-
based nonprofit housing developer with 45 years of
experience In the field NCR has developad 17,000
units In 27 states. Historlcally, NCR produced mostly
senlor (HUD 202} housing, but since 2000, MCR has
been expanding its portfollo to Include mult-family
housing

UniTs AND IncoME Mx

&7 Unlts Site-Based Sectlon B
55 LUnits at 0% AMI
54 Units Markat-Rate

176 Total

1 26 units are town homes and 50 units are single

familly homes, Indluding three- and four-bedroom unilts

FINANCE

» 9% LIHTC

» State HOME Furds

+ Ity HOME Funds

« Ity Bridge Anancing

« Tax Incremental FAnancng (TIF)
« Federal Home Loan Bank Loan

MANAGEMENT AND MARKETING

MCR provides on-site rental management services.

MNCR occupled the site-based Section 8 units by
accepting tenants from the City of Columbus
Housing Authority §CHA) walting l1st. MCR then
miarketed the tax credit and market-rate units to tha
general public.
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WaccoNER GROVE BraceLic, OH

Resident Demographics

At Sita (2006): Im Cemnsus Tract (20000 In Franklin County (2000):*
1 3% White 789 White 76% White
85% Black 17% Black 18% Black
2% Unknown 2% Aslan 3% Aslan
2% Hlspanic 2% Hispanic

Individual Poverty Rates

| .7% 8.2% 13% 1156%

* Frankln County demographic and poverty indormation is displayed bere. Thers is no Cersus data available for
Blackick, OH since & & an unincorporated ar=a.
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SCHOOL PERFORMANCE (2004-05) AND INDIVIDUALS IN POVERTY (2000
CoLuMeus, OH

o

Madlc om Doy

Flekaway Soanky




Type #3: Community Strategy

Greenbrier Heights
Woodinvills, WA (Opened i 2004)

DEVELOPMENT DESCRIPTION

Greanbrier Halghts 1s 3 120-unit mixed tenure and miked-Income development In'Woodinvilie,
WA, 3 suburb of Seattle. The site has a combination of rental units (40%) and homeownership
units (605 with three affordable Income tlers and market-rata units, Greenbrier Helghts was
developed through a partrership batween DASH, 3 nonprofit developer, and Camiwest, 3 for-
profit developer. Woodirmdlie Is a newly Incorporated City (1990) with 3 4% poverty rate. A clity
park with a community center s located In the middle of the sita,
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Greenbrier Heights (Woodinville, WA)

DEVELOPERS FivancE

C&5H Is 3 nonprofit housing developer active Ineast Rental Housing (Family and Senlor Combined,)
Kimg County cutside of the city of Seattle. DASH has 5300000 ARCH ({reglonal housing trust fund}
rehabbed or newly constructad nearly 1000 unilts, 5120000 Clty of Woodirwlle

5446 000 Klng Courity HOME
51,051,372 King Courty COBG
51,100,000 State of WA Housing Trust Fund
54.630,000 9% LIHTC

47,707,372 Subtotal *

ZarmiWest s a fior-profit developer 10 east King County
that primarlly develops singla family markat-rate
housing

Shelter Resources s 3 regional for-profit developer of
affordable senlor housing. SR developed an affordable
50-unit senior rental bullding at the Greenbrier site, *Includes gavernment sources only. Private bank
loan also provided toward total financing sournces.
Ownership Housing
= Ity foo walvers
= County koan for land purchasa

UniTs AND INcOME MIx MANAGEMENT AND MARKETING
For rental units: Cuaritum Management sarvicas, 2 Washington-
25 Units at 20% AMI basad for-prafit raal estate firm, provides on-sita
25 Units at 500 AMI rental management.
50 Total The apartments and affordable cwnership homes

weere markated through online and newspapar
advertisaments, particulary Ineast King County and
the Woodirville area, Ako, CamWest marketad the
homeownershlp unlts through Its company website
and existing marketing network,

For homeownership units:
20 Units at 80-00% AMI
50 Units Market-Rate

70 Total
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(REENBRIEE HEIGHTS WooDmNvILLE, WA

Resldent Demographlcs

AL Site (2006): In Census Tract (2000): Im Woodirville (2000
80%+ Whita 83% White 84% White
7% Aslan 1% Black
3% Hispanic 7% Aslan
7% Hispanic

Individual Powerty Rates

4.9% | % 8.0% 4.4%




Type #4: Fair Housing Remedy

Lindsey Terrace Apartments
Facksonville, FL (Opened in 2001

&t ol

DEVELOPMENT DESCRIPTION

Lindsey Terrace Apartments Is a 336-unit rental complex with 2 mix of public housing
unlts, tax credit units, and a small nurmibear of just-below market-rate units. Lindsey Terraca
was developed byVestoor, a for-profit deseloper, In conjunction with the Jacksorwille
Housing Authorty (JHA) as part of the settlement of a fair housing lawsult broughit
agalrst JHA and the Oty of Jacksonville by the United States. The complex s located In

a nelghiborhood In southern Duval Cournty with a 9% poverty rata. There s a clubhouse
with a library, computar room, and swimming podl. The nelghborhood Is an area of high
growth, with new ratall and residential developmenit, as well as longstanding single
familly home subdivisiors.
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Lindsey Terrace (Jacksonville, FL)

DEVELOPERS FiNANCE
$14500000 Duval County Tax-Exempt Bond
S6,500,000 4% LIHTC
51,500,000 SAIL Loar®
51,500,000 Jacksorwille City 0% Interest Loan
24,000,000 Total

Vestcor develops market-rate and affordable (tax
credit) multi-family cormmunities In Honda and Texas.

Jacksonville Housing Authority (JHA) Is the public
housing authority for Duval County, which Includas
the City of lacksorwille. JHA marages 2300 public

housing units and administars 5,500 Section 2 *FL Houslng Anance Corporation State Apartrmant
vouchers, Incentive Loan
L'nrTs AND IncoME M MANAGEMENT AND MARKETING
284 Units Public Housing * WRH Management has provided on-site rental
236 Units at 60% AMI management services since the comiplex openad.
16 Units Just-Below Market-Rate (bond units) Public housing units are rerted from a centralizad
136 Total walting list malntained by JHA WRH markets the

ramalning units by adwartking ononline and

&=
units With 40-year master leasa distibuting flyers In the local community:
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LINDSEY TERRACE APARTMENTS JACKESONVILLE, FL

At Sita (Z006):*
35% White
45% Black
20% Hispanic
* Approximate

39%

Resident Demographics

Im Cansus Tract (2000} In Jacksorwdlle {2000k
69% White 650 White

20% Black 20% Black

5% Aslan 3% Aslan

6% Hispanic 4% Hispanic

Individual Poverty Rates

9.07°% 1 3.0% | 2.2%
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Mixed-Income Housing as a Fair Housing Remedy

e 18 fair housing cases featured in litigation matrix

e Defendants include HUD, housing authorities, state and
ocal governments

e Remedies in both court orders and settlement agreements

e Types of claims:

— Racially segregated public housing

— Public housing demolition, renovation, construction plans
— Local government opposition to affordable housing

— Discriminatory application of building codes
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Mixed-Income Housing as a Fair Housing Remedy

e 7/ cases completed with 11 pending as of 2007
e Remedies created:
— 2400+ scattered-site public housing units

— 800 scattered-site affordable rental and homeownership
units

— 20 sites with 2000+ mixed-income rental and
homeownership units
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Characteristics Contributing to Success

e Conscious choice to create a mixed-income housing
opportunity in a low poverty area

e Combinations of adaptable funding sources used
e /Zoning and site acquisition opportunities

e |ocal and state government support

e Site design

o Affirmative marketing plans
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To learn more about
the CHOICE Initiative
and download the report,

visit our website at:
www.fairhousingjustice.org


http://www.fairhousingjustice.org/

