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The City of Columbus has a rich history, growing economy
and embracing spirit. These are principal reasons which
have attracted many new residents and solidifics the
Fountain City as a great place to live, work, and play.

As our population and local economy has grown, housing
prices and rents have also risen. This has created challenges
for many of our residents.

Housing is a fundamental need for all of society, yet many
cannot afford it. Everyone deserves to have a good home
within sustainable communities that is affordable.

Affordable housing is important. Without it, households are
at risl of being without esscntial things like food or
transportation.

This document intends to define affordable housing and to
discuss its benefits, It is my hope that after reading this
document, you will have enough information to understand
exactly what affordable housing is and what it is not.

The Community Reinvestment Department works to
promote affordable, equitable, and inclusive housing for all.
Onc of my top prioritics as Director is working to promotc
the development of housing in our city that is affordable for
all who wish to eall our city home,

1l the best,

/@/ e

Robert Scott
Director, Community Reinvestment
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What is Affordable
Housing?




Affordable Housing Defined

The term “affordable housing” has become somewhat of an umbrella
term, encompassing a variety of definitions that do not acutely
define what it is.

Although a lot of different terms and definitions are thrown around
interchangeably on this topic, it is important to understand the
differences, no matter how subtle between them.

According to the 11.S. Department of Housing and Urban
Development (HUD), Housing is considered “affordable” ONLY when
rent or mortgage plus utilitics are no more than 30% of its gross
income.

In the broadest sense, housing is considered "affordable” if a person
pays less than 30%, of their income towards housing expenses.

Most of the time, however, when people refer to affordable housing,
they are referring to homes and apartments that are affordable to
low- and moderate-income households.

Area Median Income (AMI)

Each year, the Department of Housing and Urban Development
(HUD) calculates the Area Median Income (AMI) for every
metropolitan region in the country. HUD focuses on the region rather
than just the city because families searching for housing are likely to
look beyond the city itself to find a place to live.

The area median income is the midpoint of a region’s income
distribution, meaning that half of households in a region earn more
than the median and half earn less than the median.



A household’s income is calculated by its gross income, which is
the total income received before taxes and other payroll
deductions.

Households less than 80% of the AMI are considered low-income
households, households earning less than 50% of the AMI are
considered to be very low-income, and houscholds carning less
than 30% of AMI are considered to be extremely low-income
households.

These income levels are a way to assess housing affordability. For
example, a housing unit is “affordable at 80% of AMI” if a
houschold whosc incomc is at or below 80% of AMI can live there
without spending more than 30% of their income on housing
Costs.

Low-Income Households

The chart below shows the household size and income limits to
be considered a low-income household in the City of Columbus:

Low Income

Household Size

(80% of AMI)

1 Person $38,200
2 Persons $43.,650
3 Persons $49,100
4 Persons $54,550
5 Persons $58,950
6 Persons $63,300
7 Persons $67,650
8 Persons $72,050

Data Source: HUD FY 2022 Income Limits




Very Low-Income Households

The chart below shows the household size and income limits to
be considered a very low-income household in the City of
Columbus:

Household Size Very Low Income

(50% of AMI)
1 Person $23,900
2 Persons $27,300
3 Persons $30,700
4 Persons $34,100
5 Persons $36,850
6 Persons $39,600
7 Persons $42,300
8 Persons $45,050

Data Source: HUD FY 2022 Income Limits

Extremely Low-Income Households

The chart below shows the houschold size and income limits to
be considered an extremely low-income household in the City of
Columbus:

Extremely Low Income

Household Size (30% of AMI)

1 Person $14,350
2 Persons $18,310
3 Persons $23,030
4 Persons $27,750
5 Persons $32,470
6 Persons $37,190
7 Persons $41,910
8 Persons $45,050

Data Source: HUD FY 2022 Income Limits



Cost Burdened

When a household pays more than 30% of household income for
housing (rent or mortgage, plus utilities), it is considered Cost
Burdened. Severe cost-burden is defined as households paying
more than 50% of houschold income for housing. Houscholds
that spend a large proportion of their income on rent may have
less money remaining to pay for essential needs, including
adequate food and medical care.

Deprivation becausce of housing cost burden can be especially
harmful to children by reducing spending on books and other
educational materials, childcare, and enrichment activities that
are crucial for development

Not surprisingly, the number of houscholds that arc cost-
burdened is greatest among those with the lowest incomes.

The chart below shows the number of renter houscholds who are
cost burdened in the City of Columbus:

0-30% | 31-50% | 51-80% Total
18,765 8,985 4,653 15,772

Data Source: 2013-2017 CHAS

The chart below shows the number of homeowner houscholds
who are cost burdened in the City of Columbus:

Homeowner Households

0-30% | 31-50% 51-80% | Total
26,425 4,850 1,940 5,749

Duta Source: 2013-2017 CHAS



Affordable Housing Myths
and Realities




Affordable Housing Myths and Realities

The need for affordable housing is a fact of life in most
communities across the country, yet myths, fear, prejudice, and
misunderstanding often overshadow the debate.

To give a little perspective to the debate, here are some of the
most commaon affordable housing myths and realities.

Myth: Affordable Housing lowers property values
Reality: Well designed, properly managed affordable housing
developments do not have a negative effect on neighboring
property valucs. Vacant and blighted properties that have been
developed into housing have spurred investment in neighboring
properties, actually raising values in the adjacent areas.

Myth: Affordable Housing increases crime.

Reality: There is no correlation between safe, decent and
affordable housing and crime. Failure to build affordable housing
leads to blight, conditions of overcrowding, absentee ownership,
and deteriorating properties with no alternatives for low-income
families.

Myth: Affordable Housing produces more traffic.
Reality: Building affordable housing near jobs supports the use of
public transportation, shortens commutes and cascs congestion.
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Myth: People in affordable housing won’t fit into my
neighborhood.

Reality: Affordable simply means that housing shouldn’t cost
more than 30 percent of the household income—the same
standard used by banks in approving home mortgages. Most
residents of affordable housing developments have full-time jobs.
This attitude is called “NIMBY”. NIMBY is an acronym for "Not In
My Backyard,". It describes the phenomenon in which residents of
ancighborhood designate a new development focused on
affordable housing as inappropriate or unwanted for their local
area.

Instead of NIMBY practice saying, “YIMBY", Yes in My Backyard...

Myth: Affordable Housing is ugly.

Reality: Affordable housing must comply with the same zoning
codes, restrictions, and design standards as market-rate housing.
Often, because affordable housing projects frequently rely on
some public money, they have to comply with additional
restrictions and higher standards than market-rate housing.
Affordable housing is not “affordable” because it’s built with low-
quality materials; it is affordable because it provides decent
housing options for very-low to moderate income houscholds at
a cost they can afford. Affordable housing tends to blend in with
the surrounding neighborhood or improve the neighborhood’s
aesthetics.
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Myth: Affordable housing hurts the quality of local
schools and lowers standardized test scores.

Reality: The opposite is actually truc. Without affordable housing,
many families become trapped in a cycle of rising rents and have
to move frequently to find living space they can afford. That
means their children are not able to stay in the same school for
long, resulting in lower test scores on standardized tests.

When a child has a stable home and can remain in a single school
system, their test scores rise. It also means children are able to
build long-term relationships with peers, teachers, and mentors
that are key to increasing performance in elementary and
sccondary schools. Finally, it increascs the likelihood that
children will be able to attend college. When housing disruptions
are minimized, everybody wins.

Myth: Affordable housing is a burden on taxpayers and
municipalities.

Reality: Affordable housing actually enhances local tax revenucs.
By improving or replacing substandard housing, affordable
housing becomes a net plus on the tax rolls. Instead of low or no
payment of taxes by distressed properties, affordable housing
owners actively contribute to the local economy in the taxes they
pay, the money they spend in local businesses, and in how they
increase property values and revenuc in a neighborhood.
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Myth: Affordable housing is just another government
hand-out.

Reality: It isn’t the poor who benefit the most from federal
housing subsidies, it's the wealthy homeowner. Homeowners
receive tax deductions for mortgage interests and a similar write-
off for property taxes paid.

When you factor in improvements in property values, incrcascs in
taxcs paid by stable employment, and enhanced revenues from a
better-educated populace, affordable housing provides a net gain
to governments at every level.

Myth: Affordable housing only benefits the very poor,
everyone else pays.

Reality: Some of the people impacted by a lack of affordable
housing include employers, seniors, low-income people,
immigrants, low-wage or entry-level workers, firefighters, police
officers, military personnel, and teachers.

The lack of affordable housing means tax revenues are not in
place to improve roads, schools, or air quality. It mcans
businesses struggle to retain qualified workers and lowers the
amount of money available to spend in those businesses.

Affordable housing isn't about doing something to help the poor,
it's about improving businecss and raising the standards of
working- and middle-class families. Despite the affordable
housing myths, the truth is that helping people own their own
home helps the community as a whole.
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Affordable Housing vs. Public Housing

The terms affordable housing and public housing are frequently
used interchangeably, causing a lot of confusion in the process.
They are actually two very different types of housing with
different qualifying criteria.

In the most general terms, the government defines affordable
housing as any home, rented or owned, in which costs comprise
less than 30 percent of the household monthly income. For our
purposes, it defines properties that are made available to lower-
income families at less than market value.

Public housing, quite simply, is housing that is owned and/or
managed by the government or [Tousing Authority (TTousing

Authority of Columbus Georgia) for the purpose of providing
housing to low-income families.

Unlike private affordable housing developments that may only
designate a percentage of their units for lower income families,
public housing is wholly dedicated to qualified low-income
households and /or those with qualifying disabilities.

Affordable Housing vs. Public Housing

Landlord Test

If you live in public housing, the housing authority owns your
building and is your landlord. In a few cases, a private company
may manage the building for the housing authority or may be
part of the ownership, but the building is still controlled by the
housing authority and each unit is provided a rent subsidy.

If you live in affordable housing, the housing authority is not
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your landlord. Owners or Landlords may be individuals, for-profit
or nonprofit corporations, many of whom, receive subsidies in
exchange for renting to low- and moderate-income peaple.

See the Chart below to see more differences between public
housing and aftfordable housing:

Public Housing ? Affordable Housing
Publicly and Privately funded-
Publicly funded through investors are incentivized to
Congressional build through tax credits, state
appropriations, cities and bonds, affordable housing
states funds and grants from cities,

states, and federal sources.

Only a fraction of units has to

100% units are affordable e diindabie t(.) qualify as
affordable housing. Usually
20-40%
Rent is affordable to all low- Rent is based on Area Median
income households because Income (AMI), so it's not
it's 30% of each household's affordable to lowest-income
actual income residents.
Permanently affordable - Only affordable for a certain

number of years, after which
the units can become market
rate

protected by a declaration
of trust
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Affordable Housing
Benefits
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Affordable Housing Benefits

Without affordable housing choices, the entire community suffers.
Increasing the predictability and stability of the housing market helps
keep neighborhoods vital and promotes diversity. Everyone benefits
when critical workers such as teachers, healthcare workers, military
personnel and public safety professionals can live within the
communities they serve.

Businesses Benefit

When business owners know that their workers will be able to afford to
live near their workplace. Offering a diverse inventory of housing
options close to job centers strengthens the city’s competitive position in
attracting and retaining businesses.

Neighborhoods Benefit

When fewer low-wage workers must drive long distances to work,
increasing traffic congestion and reducing the time they have to spend
with family or on community activitics.

Schools Benefit

When children are able to stay at the same school district for the long
term. There are fewer classroom disruptions, schools can count on stable
average daily attendance receipts to plan an effective budget, and
children are able to focus on learning without worrying about moving
during the school year.

Families Benefit

When parents, adult children and grandchildren have options for living
near cach other, maintain strong rclationships and provide mutual
support. When older adults can afford to remain near family, friends or
in housing near services on which they depend, there are more
opportunities for socializing and access to medical
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care, which contributes to better physical and mental well-being.
When a family moves into an affordable home, the savings
realized can be spent on other basic necessities and goods or
services, which pumps more revenue into the local economy.

Children living in a stable home experience fewer problems than
homeless or transient children in terms of school, nutrition,
stress, illness and mental health. They have safer places to play,
less exposure to violence, and an ongoing place to share family
time.

The foundation of a healthy community—education, jobs,
economic prosperity—begins at home. Providing housing to
serve a wide array of income levels creates the strong residential
basc needed to support and shape cconomic growth.
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Who we are

Vision

Transformative Community Investment

Mission Statement
Our mission is to make community investments that activate the human,
social, and economic potential of Columbus.

Core Values

Quality
We are professional staff focused on delivering excellent customer service
and asscl managemeni.

Communication
We provide timely and relevant information within our team, to the
Columbus Consolidated Government, and to the public.

Collaboration

We keep the pulse of the community by actively engaging stakeholders in
the decision-making process, especially those affected by decisions,
organizational partners, and leaders.

Accountability
We take ownership of our work and share progress with each other and our
community to honor our commitments.

User Focus
We constantly evaluate our approach to make sure decisions add value and
are grounded in the needs and experiences of our community.

j -.'._-' .lﬂ 420 10th Street * Second Floor
> Columbus, Georgia 31901
~A= ‘ (706) 225-4613

C O M M U N | T Y www.columbusga.gov/communityreinvestment

R El N V ES TM E NT Facebook: CCGCommunityReinvestment
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