The Neighborhood YIMBY Action Guide
Neighborhoods thrive when housing is affordable.  Neighborhoods succeed over time when young families can root themselves in a community, when elderly residents can keep their older homes, when young people can find that first apartment in the community that has sustained them.  However, today in Metro Louisville, some neighborhoods are unable to offer housing affordable to the very people who provide services that are critical to the community, to older neighbors on fixed incomes, or to young families with limited wages.
Together, we can change that by ensuring housing opportunities at all prices points in every part of Metro Louisville.  

Very often, when a new development is proposed in a neighborhood – and especially when that development includes “affordable” housing -  neighbors respond with interest and concern.  For some, a feeling of "not-in-my-back-yard", or NIMBY, emerges.  There are a lot of understandable reasons for this - concerns about increased crime and decreasing property values; fear of people who are different economically, socially or racially; inability to imagine any new development that could actually make a neighborhood better; and fear of change. 
YIMBY is an antidote to NIMBY – encouraging neighborhoods to consider saying “Yes – In My Back Yard.”  The goal of the Neighborhood YIMBY Action Guide is to ensure that all neighborhoods have the information they need to address their concerns, to understand the facts of affordable housing in Metro Louisville, to encourage informed and positive exchange, and to participate in building strong and prosperous neighborhoods in our hometown.
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Who needs affordable housing?

You may be surprised at the people in your community who need affordable housing.  Most residents of affordable housing are working.  Often they are the police, firefighters, teachers, daycare workers, office clerks, and retail salespeople that you rely on to improve your community’s quality of life.  Other residents of affordable housing include senior citizens and people with disabilities who, due to life circumstances, have a low fixed income.

In 2005, a fair market one-bedroom apartment in the Louisville Metro area cost $503 per month and a two-bedroom apartment cost $597 per month. This amount does not include other monthly basic needs of a three-person family such as:



Transportation


$23



Personal care


$34



Housekeeping items

$38



Utilities



$123



Clothing


$136



Taxes



$280



Groceries


$369



Health care


$369



Child care


$710






Total
$2,072 



(KY Youth Advocates Money Matters: Left Behind in Kentucky; 2000)

Taking these other expenses into account, a 2-bedroom household needs to earn approximately $xxxper year – or $xxxxan hour -  to be able to afford fair market rent.   

Louisville Metro’s average police officer, nurse, retail salesperson and janitor did not make enough money to afford this two-bedroom apartment:

· Nurse (LPN)


$34, 120 per year

· Firefighter


$25, 080 per year
· EMT and Paramedic

$23,400 per year

· Retail Salesperson

$19, 290 per year
· Janitor



$17, 160 per year
(MHC When Work Doesn’t Pay: The Challenge of Housing Our Essential Workforce, 2005)
Take a second look at those monthly expenses.  Because of high housing costs, daycare and health care costs, this family cannot afford:

· Telephone services

· Saving for a child’s college education

· Eating out at restaurants

· Going on a vacation

· Taking time off for holidays

· Paying for doctor co-payments or medical emergencies

· Saving for retirement

(KY Youth Advocates Money Matters: Left Behind in Kentucky; 2000)
This family is looking for what you look for in a place to live.  They want to be safe in a low crime area.  They want a school that will prepare their children for the future.  They want a short commute to work and school so they can spend time together as a family.  This family would like to remain in the neighborhood where they grew up, close to family and friends, or they want to have the choice we all do to join a new neighborhood that would improve their future.  

Some people who rely on government assistance also need affordable housing.  Some developments set aside space for “very low income” tenants many of whom are receiving some type of income subsidy like Temporary Assistance for Needy Families (formerly AFDC) or “Section 8“ vouchers.  In these developments extensive application procedures and screening of potential residents is done to provide people who need opportunity to stabilize their lives and gain adequate employment to return to self-sufficiency (www.nonprofithousing.org).

The goal of all people living in affordable housing is a safe, affordable, clean place to live to raise their families and live their lives.

Affordable Housing Definitions
Affordable Housing
Very basically, affordable housing is housing that is affordable to the renter or owner of the housing unit.  The United States Department of Housing and Urban Development defines “affordable” housing and housing in which the occupant pays no more than 30% of their incomes on housing costs (rent/mortgage and utilities). 

In the Louisville Metro region, 42% of renters pay more than 50% of their incomes on housing costs – an amount that US HUD defines as an excessive cost burden.

Subsidized Housing
The term subsidized housing refers to houses and multi-family dwellings (generally apartments) that receive some federal funding either in their construction, or in the form of assistance to families renting the unit.
Public Housing
The public housing program is the nation’s oldest effort to provide decent and affordable housing for families, elderly persons, and people with disabilities who have very low incomes. Public housing was created in the 1937 Housing Act, and is owned and operated by public housing agencies (PHAs) that are charted by the states in which they operate and governed by locally appointed or elected Boards of Commissioners. The public housing program in Metro Louisville is operated by the Louisville Metro Housing Authority.  Currently, there are 5,198 families living in pubic housing in Louisville Metro.

Section 8 Housing
The Housing Choice Voucher Program is an effective, market-based response the gap between what housing on the open market costs, and what low-wage earners can afford to pay for housing.  
A voucher ensures that a low-income family pays no more than 30% of their incomes for housing. Therefore, the amount of the voucher is different for each household.  Families receiving Section 8 live in every Metro District.  In fact, assistance can be hirer in more expensive neighborhoods to allow families using Section 8 to have greater choice in housing location.
Currently, in Louisville Metro, 8,625 families receive a Section 8 Voucher to subsidies their incomes and provide them with decent housing opportunities.  Sixy-five percent of voucher holders are families units, 26% have at least on member of the household who is disabled, and 9% are seniors.  Right now in Metro Louisville, 71% of Section 8 voucher holders are African American and 29% are white. The vast majority of these households have income levels below 50% of area median income.  
Special Needs Housing

“Special Needs Housing,” or “Supported Housing,” is another type of affordable housing.  In general, this housing is specifically designed for people with special needs and often provides supportive services along with basic housing needs.  This type of housing can be built for the elderly, people with developmental disabilities, people living with HIV or AIDS, and families or individuals recovering from homelessness.  People recovering from homelessness may also be recovering from chronic substance abuse or mental illness.

This type of housing can be built in different ways including single-family homes, apartments for independent living; shared apartment living, single room occupancy (SRO) housing, group homes, and transitional housing.  Sometimes residents have access to supportive services 24-hours a day.  Often residents reach a point at which they become more independent and services are only provided when needed.

Wellspring, Home of the Innocents, Father Maloney’s Boy’s Haven, and House of Ruth are some of the agencies in Louisville Metro that provide and service this type of housing.  In addition, this housing may be developed by a housing developer in partnership with a social service agency who will provide the services.

Low Income Housing Tax Credits (LIHTC)
The Low Income Housing Tax Credit is a funding mechanism for the development of affordable housing. Created by the Tax Reform Act of 1986, the LIHTC has assisted in the production of more than one million affordable homes for low-income renters, by providing investors in eligible affordable housing developments with a dollar-for-dollar reduction in their federal tax liability. Developers, including nonprofit community-based organizations, typically do not have sufficient tax liability to use the tax credits, so they sell the credits to corporations. Corporations purchase 98 percent of all housing credits, as tax code rules effectively prevent individuals from investing. Developers then use the cash they receive from the corporations to finance the affordable housing. 
Tax credit housing is designed to serve working families which earn less than 60% of the area median income.  For example, in Metro Louisville, a family of 4 earning $34,920 annually or a single person earning $24,420 might be eligible for housing financed by a Low Income Housing Tax Credit.
Scattered Site Housing
Scattered site housing is an effort to de-concentrate large public housing complexes by securing sites throughout the community for rental to public housing tenants who meet a strict criteria. Scattered site housing helps to eliminate the labeling and stereotypes placed upon poor people who live in public housing and affords them greater opportunities for good housing.  It also provides an opportunity to end pattern of segregation in housing that impoverish families and neighborhoods.
Questions You May Have About Affordable Housing
1. What will happen to my property values if there is affordable housing in my neighborhood?

Numerous studies in all parts of the United States consistently report that the presence of affordable or subsidized housing does not affect the price or frequency of sales of neighboring homes – especially when that housing is thoroughly integrated into the neighborhood.  For the most part, Property values are determined by the condition of the specific property for sale and broader forces like overall area development and prosperity. The location of affordable housing has no significant impact on these other conditions which determine property values.
Well-designed, well-maintained affordable housing benefits neighborhoods without driving down property values.

2. Won’t there be an increase in crime in my neighborhood if there is affordable housing?

There is no evidence that the presence of affordable housing increase crime rates in  neighborhood. While, there is evidence that areas of highly concentrated poverty experience high crime rates, experience consistently shows that the introduction of affordable housing or subsidized housing into strong neighborhoods does not affect crime rates. In fact, the National Crime Prevention Council explicitly recommends a “continuing supply of dispersed, affordable housing” as a strategy to reduce overall community crime rates.

Neighbors concerns about crime in their neighborhoods should pay attention to the basic management practices of any development: careful screening, prudent security measures, and regular upkeep. These are far more reliable indicators of vulnerability to crime than the incomes of the residents. 
3. What is the Louisville Metro Housing Authority?

In 2003 Housing Authority of Louisville and the Housing Authority of Jefferson County merged to form the Louisville Metro Housing authority -  a non-profit agency responsible for the development and management of federally subsidized low-rent housing in the Louisville Metro area.
4. What is Louisville Metro Housing Authority’s role with scattered site housing?
The Louisville Metro Housing Authority (LMHA), began its scattered site program in 1983.  The Housing Authority of Jefferson County began its scattered site program in the mid 1970’s.

LMHA currently owns and operates approximately 347 scattered sites throughout the Louisville Metro area (includes sites that were managed by the former County Housing Authority).  Scattered site housing is reserved for the LMHA’s most outstanding residents.

The majority of LMHA’s scattered sites have 10 units or less; primarily single family and duplexes. LMHA’s scattered site housing is designed to blend into the surrounding community.  Most units are in existing buildings, which LMHA typically rehabs, adding value to the area’s housing stock.  In addition, LMHA may also lease from a private developer who my renovate a structure and is willing to lease to LMHA.

5. What are the criteria for tenants to be approved for scattered site housing?
LMHA residents who move into scattered replacement units (from any project, such as HOPE VI) must meet the normal LMHA scattered site admission criteria. Residents must:

· Have passed a criminal records check;
· Have lived in public housing for at least one year;
· Have gone 12 months with an on-time rent payment history;
· Have passed a housekeeping inspections; and,
· Have otherwise be lease compliant
6. How many people are allowed to live in each unit of scattered site housing?

A 1 bedroom unit will have a maximum of 2 people, a 2 bedroom unit will a maximum of 4 people and a 3 bedroom unit will have a maximum of 6 people.

7. What is the process for applying for (Section 8) Housing Choice Vouchers?
Applicants for the Housing Choice Voucher Program must provide verified documentation that household annual income is within income guidelines based on the household size.   Applicant household is placed on a waiting list. Currently the waiting list has over 13,000 households on it, and the availability of new vouchers is created from a family no longer needing an existing voucher.  The wait for a voucher is more than 5 years.

When an applicant reaches the top of the list, they are scheduled for a “briefing” meeting with the Housing Authority.  This briefing is used to explain the program and process to the applicant and to provide them with a housing package.

An applicant has approximately 60 days to locate an appropriate sized unit within the rent range of their voucher.  The Housing Choice Voucher allows the applicant to lease a unit with any landlord willing to participate in the program.

When the applicant has secured a unit, the Housing Authority schedules an Inspection of the unit to insure that it meets the Housing Quality Standards, completes the lease agreement, and enters into a Housing Assistance Payment contract with the private landlord.  The applicant completes the transaction with the landlord.
8. Do Section 8 units get inspected to ensure the landlord is taking care of the property?
When a family rents using a Section 8 Voucher, the property is inspected at least once a year to make sure the home meets the Metro Louisville Property Maintenance Code.  Several years ago, there was a well-publicized case of a deteriorating complex in the county.  There were no Section 8 units in that complex because the Housing Authority had banned the property for being below standards.

If you are concerns about the condition of a property in your neighborhood, call the Department of Inspections, Permitts and L

9. What happens after a property receives a LIHTC? 

After a property receives tax credits, the developer of the property must maintain the property as rental property at an approved affordable rate for 15 years.  The Compliance Department at the Kentucky Housing Corporation is charged with making certain that the property is leasing to qualified tenants and that the physical quality of the property is being maintained.  Failure to do so can result in the property being reported to the IRS and can ultimately jeopardize the tax credits being allocated to a particular unit – something no owner can afford.

10. What is the Kentucky Housing Corporation?

The Kentucky Housing Corporation was created by the 1972 General Assembly and  is a self-supporting, public corporation of the Commonwealth of Kentucky administratively attached to the Finance and Administration Cabinet. A portion of KHC funds are derived from the interest earned through the sale of tax-exempt mortgage revenue bonds. From these proceeds, KHC has made homeownership possible for over 55,000 low- and moderate-income Kentucky families. KHC also operates through the receipt of fees for administering federal programs including rental assistance that makes safe, decent, affordable housing available to more than 27,000 low-income Kentuckians. Other programs additionally offered by KHC include rental housing production financing, homeownership education/counseling and a variety of rental assistance, housing rehabilitation and home repair initiatives.

11. What role does the Kentucky Housing Corporation play in the creation of affordable housing using the LITC?

KHC grants bonding authority which the developer uses to issue tax-exempt bonds on the open market. These bonds generate revenue that is used in the development.  Upon completion of the work, the developer receives an IRS Form 8609 from KHC referencing the specific amount of tax credits available to the project.  The developer will then have to find a limited partner who will provide a permanent equity investment into the project in exchange for the 10 years of future tax credits.  The tax-exempt bonds provide tax credits to the developer automatically.  And the developer doesn’t have to apply to KHC like other projects

12. Do Section 8 applicants get priority over full-paying applicants in LITC developments?

Applicants with Housing Choice Vouchers are screened and processed in the same manner as an applicant without a voucher; they do not take any priority in placement.

13. Is there a limit on the number of Section 8 units in a housing development?

No.  Any apartment development anywhere in the region can provide housing to tenants who have a Section 8 Voucher to supplement their income, and therefore their rent payment.

In the case of Low Income Housing Tax Credits, regulations require that all units are available to the general public, including but not limited to Housing Choice voucher/certificate holders.  The program does not have quotas or limits.

14. Is it possible for annual credit checks to be done on subsidized residents?
There are no credit checks on subsidized residents once they are residing in an apartment.  A renter’s credit rating no relevance to his or her ability to be a good neighbor.   Many families, of all income levels, have credit problems.

15. Can all these programs – LITC, scattered site public housing, and Section 8 – be in the same housing development site?

Yes.  However, in developments at which there may be scattered site public housing, the Louisville Metro Housing Authority has determined that no more than  30% of the total units may be subsidized.  This is regardless of whether tax credits are used in the development or not.
What is the Fair Housing Act?

Since 1968 The Federal Fair Housing Act has existed to protect individuals and families from discrimination on the basis of race, national origin, color, religion, sex, familial status (meaning the presence of children in the home), and disability in all housing transactions, public or private.  Metro Louisville also has a Fairness Ordinance that protects people from housing discrimination based on sexual orientation.

It is illegal to prevent someone from renting or owning property in any development or neighborhood based on the number of children in the household, or the color, race, national origin, disability, gender or sexual orientation of the people in the household.

While income is not a protected class under the Act, female-headed households, people of color and people with disabilities disproportionately rely on subsidized housing. Therefore, the Fair Housing Act is increasingly being used to challenge zoning and land use laws that limit affordable housing.

Before the Federal Fair Housing Act in place, discriminatory housing practices created segregated and unequal neighborhoods and communities in all sectors of the country. Even today, when that discrimination is illegal, Metro Louisville continues to experience  residential segregation based on race and income. That segregation reduces access to jobs, transportation, and community amenities – like grocery stores and schools.  When we create YIMBY in all our neighborhoods, we create a force to end segregation and build a stronger, more inclusive community.
What can you do to Help?

1. Meet your new neighbors.  Welcome them to your neighborhood.

2. Become a mentor.  Share your knowledge of your neighborhood with your new neighbors.

3. Ask your church to become involved with providing educational programs on basic home repair, lawn care, and other aspects of being good neighbors.
