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Information Self Sufficiency Bulletin: 
Building the American Dream: A Review of Innovative Housing Programs

Overview: Attainment of the quintessential American dream. That’s how most people would describe owning a home. It is a definition that cuts across race, gender, and various age categories. For the overwhelming majority of Americans, their house is the largest single investment they currently or will ever own. While homeownership rates are high, they also do not look at the fact that many people live in sub-standard housing that they may own.  There are also many people who need supportive and transitional housing. For some, homeownership is not the goal, but rather the ability to access safe, affordable, decent housing. 
This report will attempt to give Community Action Agencies and those in the Community Services network tools and resources that they can use as they look to model and replicate successful housing programs from around the country. One of the real challenges is that in putting together a successful housing program, are the level of the complexity of partnerships required to put together a successful housing program. It is the hope of this report to help agencies build the skills necessary to successfully do this. 

For years the Federal Housing Administration has provided vital public services contributing to the health and well being of individuals and communities through its nationally administered programs.  Through the consolidation of the Federal Housing Administration (FHA) into the Department of Housing and Urban Development (HUD) Office of Housing in 1965, the FHA has continued its core mission of contributing to the building and maintenance of healthy, prosperous neighborhoods and expanding opportunities for home ownership and rental housing.  Since 1934, the FHA and HUD have insured almost 30 million homes and 38,000 multi-family project mortgages representing 4.1 million apartments.

However, constant housing issues remain a high priority need for low-income individuals and families.  In a recent overview written by the National Law Center on Homelessness and Poverty in America, they identified several housing needs throughout the country.  In 2001, HUD found 4.9 million low-income American households had worst case housing needs, paying more than 50% of their income on rent, while HUD estimates that this figure should be no more than 30%.  A missed paycheck, a health crisis, or an unpaid medical bill pushes poor families over the edge into homelessness.  Also, incomes for the poorest Americans have not kept pace with rising housing costs.  The mission of the National Law Center is to prevent and end homelessness by serving as the legal arm of the nationwide movement to end homelessness.  The center was established in 1989.  For further review of the center and its report, visit www.nlnhp.org .
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The Kentucky Association for Community Action (KACA) gathered information from community action agencies around the country that have made progress in addressing the housing needs in the communities they serve.  Community action agencies bring many partners together working on comprehensive programs which blend money from many sources to improve the housing quality and availability to low-income individuals and families.  

In Kalispell, Montana the Northwest Montana Human Resources (NMHR) provides a much needed housing program.  Kalispell is the largest city and the major retail and trade center in Northwest Montana.  It sits just north of Flathead Lake in the heart of the Rocky Mountain Wild lands.  The city’s population is 14,223.

The NMHR community action agency programs are community based with an overall mission to provide opportunities for disadvantaged citizens to become more self-sufficient.  As a result of a needs assessment and the agency reviewing its current Section 8 case load, NMHR recognized that the waiting list grew continually and that finding clean, safe and affordable housing was getting more difficult.  At the same time, NMHR identified a need for transitional housing for homeless individuals and families.

NMHR and the city of Kalispell agreed to build 32 new housing units for low-income individuals and families.  The city of Kalispell owns 16 units which are for permanent housing and NMHR owns 16 units which provide transitional housing for the homeless.

The approach to this model was innovative as the city of Kalispell and NMHR addressed the housing needs and entered into a formal agreement.  Originally the city owned the land, which the partners would build two eight-unit, one ten-unit, and one six-unit buildings with a courtyard in the middle.  Once the construction was completed NMHR purchased half of the land and owns 16 units, while managing all 32 of the units.  The process of developing and construction took two years.
The partners applied to various potential funding sources and raised $1,628,500.  Funding came from the HUD Home program, HUD’s Supportive housing Program, Community Development Block Grant (CDBG), Montana Department of Commerce, Montana Board of Housing, Kalispell Glacier Bank and Urban Development Action Grant (UDAG).

To qualify for the housing programs the individuals or families must be low-income or homeless. Providing case management and self sufficiency support services is a vital component to the success of the program.  The case manager helps tenants gain access to training and employment services, public assistance benefits, chemical dependency counseling services, life skills training and financial counseling.  All of these tools are important in taking strides towards self-sufficiency. 
A typical tenant in the transitional housing may be a single woman, 22 years of age, with two children faced with homelessness as a result of drug dependence and writing worthless checks.  Through the court system, she was court ordered to out-patient treatment along with working with a case manager through NMHR to stabilize her current housing situation.

The case management services provided through NMHR helped this individual to begin taking strides towards self-sufficiency and becoming a member of the community.  Funding for the case management comes from the Supportive Housing program.  The average length of stay in the transitional unit is two years.  At that time individuals may move on to permanent housing or be ready for home ownership.  NMHR uses a flexible scale to determine rent and tries to limit the rent cost to no more than 30% of family income.  The average rate is about $140 per month.  The cost of a one bedroom transitional apartment is $238 per month and a one bedroom permanent housing apartment is $328 per month.  NMHR maintains a waiting list with anywhere from 30 to 50 people at all times.
NMHR also manages the Mutual Self-Help Housing program.  This successful program helped eight family groups earn their down payment and closing costs by the family investing considerable time into the building of their home and the homes of their seven neighbors.  NMHR qualifies potential homeowners, providing them with educational, supervisory and financial coordination.  The homeowners are their own contractor.  In 2003, sixteen homes were built, eight in Columbia Falls and eight in Kalispell.

The Northwest Montana Human Resources attributes the success of the housing program to the solid partnership with the city of Kalispell and the agencies program staff who provide case management services to its consumers.  The agency would like to expand and build another complex using the same design.
In 1994, the LKLP Community Action Council, serving four counties began to assist low to moderate income families obtain decent, affordable housing.  LKLP is located in Hazard, Kentucky which is in the southeastern part of the state with a population of 4,806.  Historically, the area has been dominated by coal mining with few replacement industries replenishing jobs lost by increasing mining mechanization.  Poverty is an epidemic and seemingly intractable.  The agency’s mission is to alleviate the causes and conditions of poverty.  Substandard housing is a remnant of a poor local economy and overwhelming poverty rates.  

The agency was one of the first in eastern Kentucky to acquire the support of local private banks.  The banks made investments in their local communities and setting aside nearly $1.5 million in low-interest loans for first time homebuyers. Over 5,000 individuals have been served since the program’s inception.
Families face many barriers that may impede them from acquiring safe and affordable housing in the four county service area, including lack of educational attainment, illiteracy, poor money management skills, poor credit, lack of job skills, limited job opportunities and high unemployment rates.  Other barriers include the lack of transportation, lack of childcare, high rates of domestic violence, public assistance dependence, and high rates of single parent households (usually headed by poorly educated, underemployed women).
LKLP provides a wrap around holistic service plan to families addressing all of the other needs the family may have. As a result of this intense service, families (particularly first time homebuyers and construction program participants) are able to reach permanent self-sufficiency.  

The LKLP Housing program measures the success of its efforts not only by the number of people served, but by the milestones the families have made in their ability to maintain their home, manage mortgages, family budgets and personal satisfaction with their home.

The agency also works in a collaborative effort within the community to ensure that quality structures are built or rehabbed, utilizing local resources, volunteers and raising local funds to support the programs efforts.  The housing program staff places a high emphasis on their ability to serve the neediest in a timely and effective manner resulting in a reduction of a current waiting list.  Even though Hazard may be a small community, LKLP and community members take a very active role in sharing resources and are supportive of all the other faith and community based organizations working together for the same common goal.
Funding for the housing program comes from HUD, Rural Development, Kentucky Housing Corporation, local banks, private and corporate foundations.  Partner agencies include the Christian Appalachian Project, Perry County Communities Ministries, Hazard Perry County Housing Alliance, Kentucky Hosing Corporation, American Electric Power, and Kentucky Technical College, area realtors, city and local governments.
The Homeless and Housing Coalition was formed in Kentucky in 1987.  The organizations role is to educate, organize and mobilize communities to participate in the political process and build the capacity of their organizations to provide community based solutions.  The organization has provided training and technical assistance to community action agencies and other non-profit agencies throughout Kentucky.  Through the technical assistance provided, the organization continues to work at enhancing the vital network of housing and homeless non-profit agencies.
In Dayton, Ohio the Supporting Council of Preventive Efforts (SCOPE) community action agency housing program provides several multiple family apartment communities to individuals and families in a six county area.  Dayton is located in the southwest region of the state with a population of 166,179.  The six county areas are both urban and rural with apartment communities in all of them.
The mission of SCOPE is to work in partnership with local communities to eliminate the causes and conditions of poverty and to promote individual independence and self-sufficiency.  The SCOPE agency conducts an annual needs assessment and in 2000, the results indicated that over 30% of families who were renting paid more than 30% of their income on housing costs.  The needs assessment also showed that many families who rent desire to become homeowners, however are faced with barriers which may hinder them from obtaining their goal.

The SCOPE Board of Trustees took an active role in identifying and addressing the shortage of safe, sound and affordable housing.  SCOPE believes adequate and affordable housing is the infrastructure that keeps families together.  And for the elderly, safe, sound and affordable housing is often the key to allowing them to spend their remaining years in dignity.  SCOPE along with several partners developed eight multiple family housing communities providing a total of 416 units for both working families and the elderly.

In one of the counties served, SCOPE was able to reduce the costs of construction, management and the delivery of services by providing the community site.  One of the one bedroom apartments was converted into an office for program staff.  Program staff provides 1:1 sessions on individual and family wellness.  Group sessions are also provided on parenting classes, credit counseling, budgeting and home ownership.  Incentives are provided to the tenants for participating in the workshops.  Another innovation of SCOPE was the building of a14 unit elderly housing development from a historic school structure near the center of the apartment community.  Support services are provided to the elderly as well as including meals on wheels. Program staff offered free computer classes and in turn the elderly volunteered at the agency’s Head Start Center.
SCOPE partnered with the Ohio Capital Corporation for Housing, L.W. Associates, Towne Properties, Woda Construction, Firth Third Bank and the Ohio Housing Finance Agency.  Effective solid planning of all team members is crucial and the framework for success along with applying for and receiving tax credits.

To qualify for the elderly units at least one of the tenants must be 55 years old and no children may live in the complex.  A typical tenant for a three bedroom, 1,100 square foot apartment would be a single parent with two children.  A majority of the tenants are on a subsidized rent program.  Depending on the geographic location and the county of the apartment complex, rent will range form $399 to $499 per month.  To date, all of the apartment communities have adequate cash flow.  SCOPE contracts out with a private management company to handle waiting lists, rent collection and maintenance repairs.

Program success is measured in terms of the housing programs impact on the communities in which they are located.  A successful program is one that maximizes housing opportunities and minimizes costs to the residents and helps them to finally reach their goal of obtaining home ownership.

The Supporting Council of Preventive Efforts Housing program encourages other community action agencies when planning for low-income housing tax credit developments to include a developer’s fee into the budget.  Community action agencies play an essential role on a development team as they often take the lead and facilitate state and federal funds to the project.  In 2004, SCOPE is in the development stage of rehabbing a 165 apartment community.

In Spokane, Washington the Spokane Neighborhood Action Program (SNAP) is a non-profit community action agency.  Spokane has a population of 195,629 and is located in the eastern part of the state. SNAP’s mission is to provide opportunities, resources and services to low-income and highly vulnerable persons in a manner which enhances dignity and encourages self-sufficiency.  Programs offered are focused on three areas, Housing Opportunities, Community Services and Housing Improvements.
In 1999, SNAP developed and began working in collaboration with the Sustainable Housing Innovation Partnership.  The collaboration brings together over 70 individuals, organizations, businesses and public entities committed to the creation of sustainable and affordable housing.  Riverwalk Point I completed in 2003, is the first of a three phase development.  Riverwalk Point I is a sustainable, affordable multi-family complex consisting of five buildings totaling 52 units of housing.
SNAP ‘s housing program was very innovative and successful in bringing together a large group of people together empathizing the importance of letting go of turf issues and leadership roles they individually may have in their own company.  SNAP serves as the developer and leads the team members in the Sustainable Housing Innovation Partnership.  The agency also invited current and prospective SNAP low-income tenants to be a part of the design project from the beginning.  Many major design decisions were made based on their thoughts and ideas.  Riverwalk Point I provides affordable housing that enabled the residents to move forward in a “community of choice” versus your typical low-income housing which does not enhance dignity.  The complex is by the river and considered a higher end of the community.
SNAP formed a site selection committee, established the criteria, resourced demographics of where schools, bus routes, grocery stores, etc. were located.  The committee then contacted a local realtor with the chosen criteria and as a team went and assessed available sites.  The site chosen had not been built on previously because of concerns with infrastructure.  It was in the county with no water or sewer service.  A decision was made to bring city services to the county and build a sewer lift to pump on off peak hours.  This was expensive to do which is why the property had not been built on before.
The Sustainable Housing Innovation Partnership also was innovative in the features provided in the complex such as geothermal heat, structural insulated panels, low water use fixtures, energy efficient lighting and high recycled content products to name a few.

The average family size for a three bedroom unit is six people (2 parents, 4 children or 1 parent, 5 children).  The apartment complex does have one, two, three, and four bedroom units; however the majority is three bedroom units which addressed the needs in Spokane.  The one bedroom units have the largest waiting list as they are barrier free and work well for the elderly or those with mobility impairments.  The monthly rent cost for a one bedroom is $248, two bedroom $298-$496, three bedroom $344- $573 and four bedroom $384-$640.  All utilities are included (gas and electricity) in the rent.  The low end of the rent scale is for households at or below 30% of median income, where the high end is 30-50 % of median income.  Intense case management services are provided for the ten transitional units at Riverwalk I, and SNAP housing staff provide resources and make referrals to the counties social service agency when appropriate.
The SNAP housing staff faced several barriers through the project.  One of the largest was that the local architects, engineers and contractors had not done business before where they were not in charge.  SNAP being mindful of this had to stay on top of all the details.  All submittals had to be cleared through the agencies housing chair and the team clearly understood they worked for SNAP housing.  The planning stage was just over two years, with the construction phase taking one year.  Two more phases will be constructed for final completion in 2007 resulting in 113 housing units.

The primary funding sources included the National Equity Fund, Washington State Housing Finance Unit, Spokane County Community Development, Washington Mutual Foundation, US Bank, AVISTA Utilities, Department of Energy, Foundation Northwest and private donations.
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The SNAP housing staff attributes the success of this project to the commitment of the 70 plus team members who were able to come together, without turf issues and concentrated on the solutions which provided safe and affordable housing to consumers in their community.

The Spokane Neighborhood Action program also works in collaboration with the Spokane Homeless Coalition.  The mission of the Spokane Homeless Coalition of Spokane is to provide public education about homelessness and to offer a comprehensive continuum of care that assists homeless persons learn skills required for successful living in permanent housing.  Services are based on a holistic client centered approach that treats each person with dignity, respect in a culturally sensitive and non-judgmental manner.
In Atlanta, Georgia the Fulton Community Action Authority (FACAA) began in 1991.  FACAA provides its services from a corporate office based in N.E. Atlanta, with three outreach centers located in North Fulton County, South Fulton and a third located in East Atlanta.  Fulton County is situated in North Central Georgia and has the largest population of 800,000 residents.  The mission of FACAA is to assist low-income individuals in the city of Atlanta and Fulton County to achieve self-sufficiency.  The agency implements several programs with the provision of affordable, safe, decent housing and supportive services.  Through a needs assessment, the board decided the housing program fit into the overall mission of the agency.  
The FACAA program staff developed the Fulton Atlanta Community Housing Development Organization (FA-CHDO) and is amongst FACAA’s most notable accomplishments.  Organized in 1994, the FA-CHDO has developed several major projects that have helped low-income families.  The Cascade Oaks apartments and Fairburn Commons single family homes are examples of the products of FA-CHDO.
The housing staff at FACAA had previously worked with several individuals and families who were receiving subsidized housing and finding it difficult to attain housing.  In 1998 the Cascade Oaks apartment was completed.  The agency built and owns the building which provides 112 one and two bedroom apartments.  Individuals and families must be low-income to qualify.  The rent ranges from $375 to $575 per month. An average family residing at Cascade Oaks may be a single parent with two children.
Case management is provided to individuals and families working on barriers they have identified.  The three major issues facing families is employment, affordable housing and economic stability.  The tenants gather monthly to discuss building issues, fund raise and participate in wellness activities such as relieving stress and a health fair.  The housing staff also refers tenants to other program service areas for assistance with utilities, medications and delinquent rent.  The manager of Cascade Oaks apartment complex is a full-time FACAA employee.
In 2002, Fairburn Commons was completed with FACAA purchasing and developing 33 lots.  To date all of the lots have been sold and 30 single family homes have been built.  The houses typically sold anywhere from $150,000 to $200,000.  To qualify for the housing program families had to be first time home builders and complete a four hour educational class on home ownership.
FACAA received funding sources from the Communities Services Block Grant (CSBG),   Low Income Home Energy Program (LIHEP) and the city of Atlanta and Fulton County.  Other partner agencies were the agencies YouthBuild program.  The Fulton Atlanta YouthBuild program is a comprehensive youth and community development program.  It provides young adults (16-25 years of age) with the opportunity to change their lives.  Through education, leadership development, counseling, construction skills and renovating houses in their community, youth gain the skills needed to move into employment, apprenticeship and higher education.  To date, three homes have been built.  The YouthBuild participants aided in the demolition; renovation and landscaping at Cascade Oaks.
The staff at FACAA attributes the success of the housing program to positive relationships they have acquired through case management services and the educational workshops provided to individuals and families.  Family’s satisfaction is shown through referring new families and displaying pride and satisfaction with their home.
 In 2004, the Fulton Atlanta Community Action Authority plans to develop two more sites for single family homes to be built. One will be in Clayton county and the other in Fulton county.

Conclusions:
The Kentucky Association for Community Action found common elements in the above housing programs that have made them innovative and successful;

· Agencies identified and responded to the housing needs in their communities.

· Agencies formed and maintained viable partnerships with staff from each organization that were committed to making the partnership work and accomplishing its goals.

· Agencies recognized the foundation for stability and delivered intensive case management services to individuals and families.  Case managers empowered each individual and family giving the tools, direction and resources to build on their own strengths.

· Agencies built quality apartment complexes and homes in respected neighborhoods which enhanced the dignity of the tenants and home owners.
· Agencies formed and maintained relationships with local, state and federal funding sources.

Appendix #1 Resource List
Northwest Montana Human Resources

P.O. Box 8300

Kalispell, Montana  59904

Brenda Gulledge, Housing Coordinator

406.752.6565 http://nmhr-dist10.org/ 
LKLP Community Action Council

165 Carr Creek Hill Road

Red Fox, Kentucky  41847

Annie Thompson, Program Coordinator

606.642.3332 www.lklp.org
Supporting Council of Preventive Efforts

719 South Main St.

Dayton, Ohio  45402

David Elderidge, Housing Director

937.496.2072 www.activedayton.com/community/groups/SCOPE
Spokane Neighborhood Action Programs

2116 East First Avenue

Spokane, Washington  99202

Holly Millar, Housing Services Coordinator

509.534.5874 www.snapwa.org
Fulton Atlanta Community Action Authority

1690 Chantilly Drive, NE

Atlanta, Georgia  30324

Joyce Dorsey, President/CEO

404.320.0166 www.facaa.org
Appendix #2 Program Summary

Kalispell, Montana

The city of Kalispell and NMHR built 32 housing units for low-income individuals and families.  Providing case management and self-sufficiency support services is a vital component to the success of the program.

Hazard, Kentucky

Over 5,000 individuals have been served through the housing program.  LKLP provides a wrap around holistic service plan to families addressing barriers and needs the family may have.  As a result of this intense service, families are able to reach permanent self-sufficiency.
Dayton, Ohio

SCOPE along with several other partners developed eight multiple family housing communities providing a total of 416 units for both working families and the elderly. Case management services are provided by program staff on individual and family wellness.  Group sessions are provided on parenting, credit counseling, budgeting and home ownership.

Spokane, Washington

SNAP developed and began working with the Sustainable Housing Innovation Partnership project.  Riverwalk Point I provide 52 units of housing on the river. When complete, 113 units will be available to individuals and families.  Seventy plus team members were able to come together without turf issues and concentrated on the solutions which provided safe and affordable housing in their community.

Atlanta, Georgia

FACAA built and owns the Cascade Oaks apartment complex with 112 units.  In addition, they have helped 30 families build and become a first time homebuyer at Fairburn Commons subdivision.  Case management is provided to individuals and families on issues or barriers they may be facing.  Tenants at Cascade Oaks come together monthly to discuss building issues, fund raise and participate in wellness activities.
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