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Mr. Chairman, Madam Chairwoman and members of the Commission, I wish to thank you for the opportunity to appear before you today on the challenge of preserving and increasing the supply of affordable housing I this nation.  I represent the Atlanta Neighborhood Development Partnership (ANDP) whose mission is to provide quality, innovative products and services to create economically viable, mixed-income communities through our partnerships with neighborhood-based Community Development Corporations (CDCs).  For the past 10 years, ANDP has played a pivotal role in rebuilding Atlanta’s neighborhoods where people can sustain full, safe and secure lives.  As a not-for-profit partner that shares the CDCs mission to rebuild our communities, ANDP has taken a leadership role in the efforts to increase the production of mixed-income housing investment and development in Metropolitan Atlanta.

I would like to talk about a few of the many issues facing metropolitan areas around the country.  Atlanta has become the poster child for sprawl in America today.  This condition has caused many things to happen to the quality of life for our residents.  One of these things is the Housing-Jobs mismatch.  The majority of the worker level jobs that have been created over the last few decades in Atlanta have been on the northern end of the metro area; however, the majority of potential workers live in the city of south of the city.  Due to the fact that very little has been invested in public transportation people are forced to use cars to move freely about the area.  This has caused unprecedented increases in traffic congestion, commute time, air pollution and water quality issues.  In addition there exists an inability on the workers part to get access to the jobs.

The primary reason for the sprawl of Atlanta, according to Craig Nelson of Georgia Tech, is exclusionary zoning practices that exist in many metro counties.  For example some counties have minimum lot sizes of 1 acre, or maximum density for multi-family projects of 10 units to the acre, or do not allow multi-family projects at all.  As the Smart Growth discussion continues we must address the need for inclusionary zoning practices in order to create mixed-income communities that serve all Americans in a fair and equal manner.  The Federal Government should enact legislation that ties Federal dollars to inclusionary zoning practices and thus provide political cover for local officials as they make the hard decisions to do the right thing.

Now I would like to shift and discuss a few projects that ANDP has been involved with that demonstrate the value of community based not-for-profits in the realm of housing development.

1) ANDP owns a 296-unit project named Sylvan Circle Apartments that is predominantly studios and one-bedroom units.  It was financed with Tax exempt bonds that reduce debt service through lower than market interest rates.  This reduced debt service allows us to keep rents down.  Rents at the project range from $310 to $450 per month.  According to the property manager we could increase rents because we are the best kept project in the area.  Because we are a not-for-profit we are willing to accept a lower rate of return and provide quality housing for seniors (as is the case with this project) and therefore we do not maximize rents, as a for-profit owner would do.  Thus many of the residents that have lived there over 

10 years and are on fixed incomes do not have to worry about being displaced.  This is the value-added service that we provide.

2) Moores Mill Village is a 180 unit Low income Tax Credit project with 100% of its residents at 60% or below area median income.  In addition, 30% of the units are rented through the Section 8 program.  ANDP provides after school programs for kids and some adult education programs in the evenings at an on site activities center.  We budget approximately $100,000 per year for these activities.  The typical for-profit owner would choose to take those dollars in profit and not provide the services.  Again because we will accept a lower return on our investment we can provide services to our residents.  A by-product of this is lower turnover rates.  Our average turnover for the last 3 years has been less than 20%.  This creates a much more stable property and surrounding community.

3) Several years ago ANDP participated in a multi group partnership to create a mixed-income project along Pryor Street.  20 homes were built ranging in price from $45,000 to $170,000.  CDBG funds and private grants were used to write down costs.  The homes were sold to Habitat for Humanity participants, stockbrokers, entrepreneurs, consultants, nurses, etc.  The end result is a stable mixed-income neighborhood.  

4) Finally we are involved in a project called Misty/Ruby, a 350-unit project.  We have been in acquisition for over two years due to a breach of contract lawsuit filed by us against the then property owner.  The project was the seat of drug and prostitution activity along MLK west of the City.  We have spent over $100,000 and two years of our time in order to change the ownership and clean up the project.  This is not something that a private developer would take on.  Only not-for-profits or community-based groups would fight this fight.  By the end of the year we expect to begin development of a new project on this site.

ANDP has been involved in the production of over 6,000 housing units over the last 10 years.  All of that work indicates a need for subsidy in the form of tax credits, CDBG, some combination of Federal programs, private grants or investments.  All projects with affordability have subsidy in order to write down costs.  In Atlanta it costs on average $55 per square foot to build a home.  The major variable is land cost.  House size and density also impact the end cost to the buyer.  In order to produce affordable housing there must be subsidy from somewhere.  This is the Federal Governments job.

We believe that the Federal Government should do the following:

1) Develop a Federal Housing Policy that promotes inclusionary zoning through incentives for development.

2) Provide incentives for Mixed-income projects to encourage both private developers and not-for-profit developers to create them.  

3) Recognize that HOPE VI is not the only solution.  HOPE VI is a great program for redevelopment of Housing Authority Properties and Atlanta has benefited greatly from the program but it cannot be the only form of Federal involvement in affordable housing.

4) Promote the development and use of local Land Bank Authorities.

5) Make existing programs more user friendly.

6) Provide not-for-profit developers with additional incentives to produce.  Do not cut development fees from not-for-profit deals first.  They have to cover operating costs like anyone else.

7) Help local government address the issue of gentrification and the potential to displace long time low-income residents due to rising property values and thus rising property taxes.

