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NALCAB defines
Gentrification as a
type of neighbor-
hood change in
which real estate
price appreciation
leads to involuntary
displacement

and significant
cultural change.

Introduction

In 2017 and 2018, NALCAB— National Association for Latino Community
Asset Builders— conducted studies of housing affordability and vulnerability
in San Antonio and Houston, respectively. Of the trends identified in those
reports, many pointed to similar challenges, in particular, the increasing
vulnerability of low-income communities of color living in neighborhoods
located in and around the urban core where housing prices are rising rapidly.
This report presents a similar analysis of the Dallas housing market, with a
focus on trends in real estate appreciation and neighborhood change, as well
as possible implications these trends may have for housing affordability and
vulnerability. First, we provide context about why housing and neighborhoods
matter and we explain our methodology. Next, we define a few key terms
used in the report before getting to the discussion of our analysis and
findings. We close with recommendations for additional research and
analysis to build upon the work presented in this report.

Why Housing and Neighborhoods Matter

Housing is a foundational element of the U.S. economy. The Bipartisan
Policy Center reported that from 1980 to 2007, residential fixed investment
contributed 4.5 percent to the U.S. Gross Domestic Product.' Perhaps
more importantly, research has shown that where a family lives determines
much about their economic trajectory and the opportunities their children
will have.” Stable, quality, affordable housing in neighborhoods with access
to employment, educational institutions, and health care resources, among
many other opportunities, is critical for building wealth and economic
security. In particular, areas with greater economic and racial diversity
favorably impact the economic opportunities for children and families. A
growing body of research confirms that stable, quality housing— whether
rental or homeownership— contributes to school performance, diminishes
health problems, and strengthens neighborhoods.’

Across the country, low- and moderate-income families that struggled

during the Great Recession are facing post-Recession housing markets that
present a variety of challenges related to affordability, access to opportunity
(including employment, quality education, and healthcare services, among
others), and building wealth. Furthermore, market trends that began before
the Recession, specifically the flow of real estate investment into low-income
African American and Latino communities located in and around urban cores,
have only intensified in the ensuing years. Increasing investment in low-income
communities presents both opportunities and challenges for residents. On
the one hand, investment can help to revitalize a neighborhood and bring
new amenities, safer streets, and the opportunity for property owners to
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build wealth. On the other hand, investment can cause gentrification,
the consequences of which can be destructive for low-income people.
Just as we know that living in a diverse neighborhood with economic and

educational opportunities can impact children in positive, long-lasting

ways, we also know that housing instability and limited access to quality

educational opportunities can shape the trajectory of a child’s life in

negative ways.

Purpose of this Report

NALCAB's studies of housing affordability and vulnerability in San Antonio*
and Houston (forthcoming) highlighted how housing market trends might
impact different types of vulnerable populations and vulnerable affordable
housing stock, and in which neighborhoods those impacts might be felt.
In this report, we present a similar analysis for the City of Dallas, along
with recommendations for additional analysis, in order to show how

local housing market trends might impact different groups of people and

different types of housing in different parts of the city.

The type of analysis demonstrated in this report can be used to inform
decisions about how and where to target affordable housing production,
preservation, and protection strategies to achieve overarching policy goals.
In the case of Dallas, where addressing longstanding patterns of racial/ethnic
segregation is one goal of the City’s 2018 Comprehensive Housing Policy,
preserving affordable housing and protecting African American and Latino
residents in gentrifying areas—in order to prevent displacement and
re-segregation — may be as important as making sure new affordable
housing gets built in ways that do not perpetuate those patterns.

The analysis and findings presented in this report are not meant to be final
and comprehensive. Rather, we view them as a first step that can and
should be built upon. To that end, we have included recommendations
for further investigation in the concluding section.

Methodology

This study relies on publicly available data and secondary sources, including
the U.S. Census, U.S. Department of Housing and Urban Development
(HUD), City of Dallas, private companies, and nonprofit research
institutions. Furthermore, NALCAB utilizes proprietary data purchased
from industry-recognized real estate data providers, including CoStar and
HouseCanary. NALCAB also applies its own methodology for measuring
neighborhood change.
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NALCAB’s Neighbor-
hood Trend Analysis
identifies neighbor-
hoods that are changing
1n ways that might point
to a current or impending
trend of displacement.
It does this by measuring
changes at the census
tract level in home
values, rents, income,
educational attainment,
and racelethnicity.

The methodology is
discussed in detail
under Finding 4 on

page 17.
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Housing affordability is
more accurately under-
stood when accounting
for transportation costs.
Housing units of the same
cost will be viewed dif-
ferently based on their
transit orientation and/or
proximity to employment
and educational 1nsti-
tutions — destinations
defining the length and
cost of most day-to-day
travel. Many experts
consider combined
housing and transpor-
tation costs affordable if
they do not exceed 45%
of income? Due to the
difficulty of finding trans-
portation costs data, this
report does not include
transportation as part

of overall housing

affordability calculations.

For this report, single-family home values are used as a proxy for the
overall housing market, understanding that values of multifamily housing
and single-family homes are driven by different factors. The single-family
home value data used for this report was purchased from HouseCanary,
which uses a proprietary method to estimate the present-day value at
which a given property would be sold in an arms-length transaction. The
data are aggregated at the Census block group level, including data from
all block groups that are either fully or partially within the limits of the
City of Dallas.

Key Terms
and Definitions

Before discussing our analysis and findings, it is important to define the
terms we will be using in this report. This section provides definitions of
four key terms.

Housing affordability is measured by the ratio
of housing costs to household income. Housing costs are most commonly
considered to be affordable when they are equal to 30% or less of household
income on a monthly basis. For renters, housing costs include rent, utilities,
and insurance. For homeowners, housing costs include mortgage payments,
utilities, insurance, and property taxes.

This report places an emphasis on housing that is
affordable to households that earn below the median income — half of all
households in Dallas. The term “affordable housing” is often used to refer
only to housing that is publicly subsidized, such as those financed with
Low Income Housing Tax Credits, Section 8 vouchers, public housing
funds, etc., however, most affordable housing is developed and operated
without public subsidy and is sometimes referred to as “naturally occurring
affordable housing” or “market-based affordable housing.” We will use the

latter term in this report.

Households
experience housing vulnerability when there are factors that threaten their
ability to access housing and/or maintain or remain in their homes.
Vulnerable households may be less resilient to changes in the housing market
and/or less able to maintain and repair their homes. In this report, we
analyze one type of vulnerability:

Income-based vulnerability: Houscholds with low- and moderate-incomes
have more limited housing choices relative to higher income households
and are more vulnerable to market changes and natural disasters.
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Higher income households are more likely to have flexibility for
responding to increasing housing costs. Lower income households
typically spend a larger portion of their income on basic costs of living
(food, clothing, transportation, etc.), which gives them less flexibility
to pay for increasing housing costs. This makes them more vulnerable
to displacement and/or homelessness when housing costs increase.

Existing affordable housing
stock may be considered vulnerable either because there are factors that
could lead to significant price increases or because deteriorating physical
conditions or geographic location makes units unmarketable and/or
uninhabitable. In this report, we analyze two different types of vulnerable
affordable housing stock:

Subsidized rental units with expiring affordability covenants:
Privately-owned housing units that have been financed using government
subsidies have affordability covenants, or time-limited requirements
that units only be leased to households below a specified income range.
Subsidized housing is subject to minimum housing quality standards and
units are typically inspected by a government agency prior to lease-up
and periodically thereafter. When covenant periods come to an end, the
property owners may choose to increase rents to increase their net rental
income or sell the property. This can lead to significant rent increases
when affordability covenants expire on units located in high-cost or
appreciating neighborhoods.

Market-based affordable housing located in neighborhoods
experiencing price appreciation: A sizable portion of the rental
housing affordable to households earning below the area median
income is market-rate housing- units built that operate without any
government subsidy. This is a category of lower cost housing that can
have significant quality concerns. In appreciating neighborhoods, this
lower quality, lower cost housing is vulnerable to rapid price increases
that can displace low-income tenants. Existing owners may increase rents
as they see evidence that housing values are increasing, or they may
sell their property to a new owner who may increase rents to match
the rising market.
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Month-to-month volatility
in household income
and expenses can exac-
erbate the vulnerability of
low-1ncome households,
especially if incomes
are dependent on
insecure employment

or underemployment.

Low income housing
tax credits (LIHTCs)

are among the most
commonly used sources
of subsidy to produce
rent-restricted, afford-
able, rental housing
developments. In Texas,
developments financed
with LIHTCs must
maintain affordablility

for 30 years.
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Analysis and Findings

This section discusses the analysis of demographic and real estate market data
in Dallas. We highlight Dallas’s growing affordability challenges and the
populations, places, and housing stock that may be most vulnerable. We
present 6 findings and each finding is followed by a discussion of our analysis.
As mentioned previously, this report is not meant to be comprehensive and
final. Rather, it is an initial exploration of vulnerable populations and housing
stock. In the concluding section, we recommend areas for further analysis.

Finding 1: Homeownership is becoming increasingly
unaffordable to low- and moderate-income households in the City
of Dallas, who are disproportionately African-American and Latino.

Analysis: Since 2011, median home sale prices in Dallas and the
Dallas/Fort Worth/Arlington Metropolitan Statistical Area (MSA) have
increased faster than incomes, making the regional housing market less
affordable for the average household. Between 2011-2017 in the MSA, the
median household income increased by 6% (from $69,100 to $73,400)
and the median home sale price increased by 70% (from $149,900 to
$255,000). In the City of Dallas, over the same period, the median
household income increased by 25% (from $40,585 to $50,627) and the
median home sale price increased by 62% (from $211,310 to $342,243).°

In the City of Dallas, where incomes are lower than in the MSA, a home
sold at the median sale price is not affordable to a household that earns the
median income for the city and, naturally, less so for households earning
below the median. Chart 1 shows the gap between median household
income and income needed to afford a home sold at the median sale price,
calculated using a tool developed by the National Housing Conference.”
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Since 2012, the gap has widened as housing prices have increased faster
than incomes. In 2017, the gap between the median household income
($50,627) and the income needed to afford a home sold at the median
price ($91,599) was $40,972 — meaning a family would need to earn
$40,972 more per year to be able to afford a home sold at the median sale
price. For low-income households (meaning those earning below 80% of

the median household income) this gap was $50,097.

Chart 2 shows the gap between median household income and the income

needed to afford a home sold at the median price within the MSA. In each
year between 2011-2017, a household earning the median income for the
MSA could afford to purchase a home sold at the median price. Since 2012,

the increase in home sale prices has outpaced growth in income, putting
this affordability at risk for those households. For low-income households
in the MSA, homes selling at the median price are already unaffordable,
and have been so since 2015.
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In Dallas, African-American and Latino households earn less than White

households. This means that the overall affordability challenge illustrated

in Chart 1 is worse for African-American and Latino families. Chart 3
shows the median household income for African-American, Latino, and
White households in Dallas in 2017.° It also shows the income needed to
afford a home sold at the median sale price, from Chart 1. What Chart 3

illustrates is that housing is most unaffordable to African-American and
Latino households, who faced gaps of $59,932 and $51,129, respectively,
in 2017, between what they earned and what they needed to earn to afford

a home sold at the median sale price.
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These racial disparities, along with the subsequent findings below, present
an urgent challenge for the City of Dallas. Not only do African American
and Latino residents currently make up two-thirds of the city’s population,
but long-term population growth is being driven in large part by growth
in the African American and Latino communities. Therefore, the housing
stability and economic wellbeing of African American and Latino residents
in Dallas is crucial to the future economic wellbeing of the city (and
region) as a whole. In Dallas County, where Hispanic/Latino residents
are already the largest racial/ethnic group and make up about 40% of the
population, the Texas Demographic Center projects the Hispanic/Latino
population to grow by 70% between 2010-2050. Over the same time
period, the African American population is projected to grow 63%, while
the non-Hispanic White population is projected to shrink by 10%. In the
Dallas-Fort Worth-Arlington Metro Area, the Hispanic/Latino population
is projected to grow by 128% between 2010-2050 and will become the
largest racial/ethnic group by the year 2050. Over the same period,
the African American population in the metro area is projected to grow
by 161% and the non-Hispanic White population by just 20%.’

Finding 2: Housing prices are rising rapidly in areas of Dallas that
are home to predominantly low-income and African-American and
Latino households. Households living in these neighborhoods will be
increasingly vulnerable to housing cost burden and displacement

pressures as costs continue to increase.

Analysis: The City of Dallas housing market has experienced broad-based
appreciation since the Great Recession. Based on data purchased from
HouseCanary, between 2011-2018 single-family home values increased
by an average of 85%. Map 1 shows these trends by block group and
highlights areas that saw the fastest home value appreciation over this period.
The areas colored in different shades of red all experienced single-family
home value appreciation above the citywide average of 85%. The darkest
shade of red indicates where single-family home values increased the
fastest—at more than twice the citywide rate, or 170%."
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Map 1: Home Value Appreciation
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For a household, appreciation in home values can mean many things. Those

that own their homes and can keep up with rising costs (e.g. property taxes)
are able to build wealth. For low-income Dallas residents, the risks associated
with rapid appreciation in home values can include increased housing cost
burden as rising housing costs (i.e. rent for renters and property taxes for
homeowners) consume more of the family budget. This also increases the

potential for displacement.

Map 2 shows median household income by block group in Dallas in 2017,
the most recent year for which data are available. The lighter shaded areas
indicate where household incomes are lower. Comparing Map 1 and Map
2, it is clear that areas with the fastest home value appreciation are also
where Dallas residents with the lowest incomes live. Map 3 highlights
the location of these potentially vulnerable households. The shaded block
groups indicate areas where median household income in 2017 was at or
below $58,720 (80% of the metro area median income) and where:

Single-family home values appreciated faster than the citywide average
of 85% between 2011-2018 (lighter shading), or

Single-family home values appreciated more than twice as fast as the

citywide average (darker shading).

For reference, on Map 3 and subsequent maps we have included the three
different types of reinvestment strategy areas established by the City of
Dallas in their Comprehensive Housing Policy."

Segregation by race/ethnicity is a longstanding feature of Dallas’s housing

market. Map 4 shows where Dallas residents of different races/ethnicities live.
Each dot on the map represents 500 people. The different colors represent
different races/ethnicities. When comparing Map 4 to the previous maps,

it is clear that the vulnerable areas identified by this analysis are primarily

in parts of Dallas that are home to African American and Latino residents.

As discussed under the previous finding, the stability and wellbeing of

African American and Latino residents is key to the economic wellbeing

of Dallas overall.

Finding 3: There are a number of neighborhoods in Dallas with
a high concentration of cost-burdened renters, low household
incomes, and fast appreciating housing prices. Low-income renters
in these neighborhoods may be vulnerable to increased hardship
and displacement pressures as housing costs continue to increase.

Analysis: In 2017, 45% of renter households in Dallas were cost
burdened, meaning they pay more than 30% of their income for housing."
Since existing housing costs are already consuming a large portion of their
monthly budget, low-income renters that are cost-burdened are particularly
vulnerable to increased hardship and displacement if housing costs increase.
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Map 2: Income
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Map 3:Vulnerable Areas
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Map 4: Race/Ethnicity
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Map 5: Housing Cost Burden
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Map 5 shows where cost burdened renters live in relation to what areas
are appreciating the fastest and have low median household incomes.
This map builds on Map 3 to further define the areas where low-income
residents may be most vulnerable to increasing housing costs. The darker
shaded areas represent a higher number of renters per census tract that
are paying more than 30% of their income on housing costs. The hatch
pattern represents areas where median household income was less than
80% of the metro area median income in 2017 ($58,720) and where
single-family home values appreciated twice as fast as the citywide rate of
85% between 2011-2018 — meaning values appreciated 170% or more
over that time.

Finding 4: A subset of appreciating neighborhoods are experiencing
significant demographic changes, which could indicate current or
impending displacement of vulnerable residents.

Analysis: Based on various studies of neighborhood revitalization and
gentrification,” NALCAB created a method for identifying neighborhoods
that are changing in ways that might point to a current or impending trend
of displacement. The analysis measures changes over time in housing prices
and demographics using indicators from the U.S. Census Bureau’s American
Community Survey. Changes at the tract level are compared to changes at
the urban area level to help separate specific neighborhood-level changes
from larger trends. The indicators are:

Median Home Value

Median Contract Rent

Median Household Income

Population 25 years or older with at least a bachelor’s degree

Number of White, non-Hispanic, residents

Each census tract is scored based on the number of indicators (0-4) that have

changed more rapidly than the urban area’s overall rate of change over a given
period of time. The maximum score is four because one point is given if
either Home Value or Contract Rent has appreciated faster in the census
tract than in the overall urban area. In contrast to examining only the change
in housing costs, this method identifies more complex changes in the
demographics of a census tract. When price appreciation is accompanied by
significant demographic shifts, the character or culture of a neighborhood
may change.

A score of three or four using the Neighborhood Trend Analysis should
not be understood as a positive or negative indicator in and of itself, but
rather, as a flag for more in-depth investigation of housing vulnerability.
Neighborhoods that have experienced disinvestment and high levels of
vacancy may demonstrate rapid change as a result of community improvement

www.nalcab.oxg
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Map 6: Neighborhood Trend Analysis
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Map 71: Rapidly Changing Low Income Areas
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and a reduction in crime or vacancy and these are positive outcomes for

neighborhood residents. However, lower income neighborhoods with low
vacancy and strong social fabric might view rapid demographic change as
a threat. Neighborhoods will experience these changes differently, requiring
community engagement efforts to better understand the implications of
market and demographic changes for residents.

Map 6 shows the neighborhood change scores for census tracts in Dallas

between 2011-2016. There is a concentration of fast changing neighborhoods
in and around downtown and at the northwest corner of the city. Importantly,
a few of the census tracts that are experiencing rapid change across three or
four of the above indicators also have low median incomes, as shown in Map 7.

Finding 5: There are a number of subsidized housing developments
with expiring affordability covenants located in neighborhoods with
higher than average home values or that are appreciating rapidly.
Given the potential for these developments to generate more revenue
as market-rate rental properties, they may be vulnerable to conversion
to market-rate when their affordability covenants expire.

Analysis: Appreciation in the Dallas real estate market has the potential
to threaten the affordability of the subsidized rental housing stock. Some
publicly subsidized affordable rental housing has time-limited affordability
covenants that ensure rents are kept affordable to households at defined
income levels. This includes properties financed with Low-Income Housing
Tax Credits (LIHTCs), which, in Texas, have a 30-year affordability
period. When there is a significant gap between the maximum rents that
can be charged by the owner of subsidized apartments and the market
rate rents in the surrounding neighborhood, the possibility exists for the
owner to convert the property to market rate rents when the affordability
covenants expire.

Over the next 10 years, the affordability covenants on over 12,000 units
of LIHTC housing are scheduled to expire. Some of these properties
are located in high value areas. Others are located in markets that are
appreciating and may become high value areas in the near future. Barring
some intervention, a significant number of these affordable housing units
could be at risk of conversion to market rate. Further analysis is required
to understand the risk of conversion to market rate for each project. Among
other considerations, these analyses would include an examination of
who owns each property and what other sources of finance were used
for their development.

Map 8 shows the location of LIHTC properties with affordability covenants
that are scheduled to expire within 5 years and 10 years and charts the
changes in single-family home values between 2011-2018. The span of
2011-2018 serves as a proxy for real estate market appreciation more broadly.

www.nalcab.org

Map 8:Vulnerable Housing:
Expiring LIHTC in Fast Appreciating Areas
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Map 9:Vulnerable Housing:

Expiring LIHTC in High Cost Areas
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Map 9 shows the location of those same LIHTC properties and areas with
high cost housing, as measured by median single-family home values by

block group during the first half of 2018.

Finding 6: There are many unsubsidized multifamily rental housing
developments located in neighborhoods that are experiencing rapid
real estate appreciation. These properties may be vulnerable to
rapid rent increases or redevelopment.

Analysis: In an appreciating real estate market, unsubsidized affordable
rental housing is generally vulnerable to the impacts of market appreciation
more immediately than subsidized properties that have affordability
covenants. The Urban Land Institute Terwilliger Center for Housing
requested a study by CoStar, a commercial real estate data analytics firm,
of “naturally occurring” affordable housing across the United States.
CoStar evaluates multifamily and commercial buildings on a 5-star scale.”
Ratings are determined based on property characteristics like design and
construction and are tested through field research, rating models, analytic
quality assurance, and market advisories. Using this rating system, CoStar
identified one- and two-star properties in its database as examples of
naturally occurring affordable housing. They identified these properties

as affordable by comparing rents to area median income and found that

on average, rents in one- and two-star properties were 16.5% of average

median income across all metro areas."

Map 10 shows properties in Dallas that are rated by Costar with one or two
stars. The locations of these multi-family housing properties are overlaid on
the 2011-2018 single-family home value appreciation as a proxy for real
estate market appreciation more broadly. Unsubsidized affordable housing
developments may be vulnerable to price increases or redevelopment in areas
with a relatively high rate of appreciation. These areas are indicated by the
darkest shaded areas on the map. If these developments are currently a low-cost
housing option for low-income tenants, the loss of their affordability will
mean increased hardship for and/or displacement of those tenants.
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Map 10: Vulnerable Housing:
Low Cost Housing in Fast Appreciating Areas

s,

- -
"0,
NALCAB

Dallas, Texas

Housing

Low-Cost Multi-Family Housing
Located in Fast Appreciating Areas

Data Source: HouseCanary, CoStar

Vulnerable Affordable

= Legend
YA e —— Major Roads
- = -
e i D Water
2 1 |:| Parks
f . [ ] NoData
ad

Coordinate System: NAD 1983
StatePlane Texas North Central FIPS 4202 Feet

Projection: Lambert Conformal Conic

Datum: North American 1983

False Easting: 1,968,500.0000 N
False Northing: 6,561,666.6667

Central Meridian: -98.5000
Standard Parallel 1: 32.1333
Standard Parallel 2: 33.9667

Latitude Of Origin: 31.6667
Units: Foot US

(o} 075 15 3
I T Miles

Emerging Market Areas

o Redevelopment Areas
OStabiIization Areas

o Oneand Two Star
Multi-Family Housing

Home Value Appreciation
Less than 85%
85% t0 127%
127% to 170%
I More than 170%

Service Layer Credits:
ESRI, HERE, Garmin

www.nalcab.org

Recommendations for
Further Investigation

This report highlights that housing is becoming increasingly unaffordable
for low- and moderate-income residents of Dallas. Our analysis shows that
challenges related to housing affordability and vulnerability are particularly
potent for African American and Latino residents of Dallas and for those
that reside in areas that are experiencing significant real estate appreciation.
To build on this work, the following are selected recommendations for further
investigation based on the analysis and findings presented in this report.

Analyze price trends in the multifamily rental housing market. This
report used single-family home values as a proxy for the broader
housing market. For a more accurate analysis of affordability challenges
and vulnerability of renters in multifamily properties, data on the
multifamily real estate market should be analyzed.

Utilize a measure of housing affordability for Dallas that takes into
account transportation costs based on housing location and different
modes of transportation. CNT’s Housing and Transportation (H+T°)
Affordability Index is one source for these data."”

Analyze neighborhood factors that may help predict where real estate
market appreciation may occur in the near future. This might include
desirable amenities, such as good schools and access to parks. In many
places, a leading indicator can be the public sector—whether through
direct investment or incentives—as the catalyst for private sector activity.
Thus, analyzing the location of planned public investment may help to
anticipate market trends. An example of where this phenomena is showing
it may take hold would be the proposed multi-hundred million dollar
investment into creating a 10,000-acre Nature District along the Trinity
River corridor.” As seen on Map 6, the areas abutting the river are showing
a marked increase in the indicators noting neighborhood change.

Conduct a deeper analysis of subsidized rental housing with affordability
covenants expiring in the next ten years to determine the true risk of
conversion to market-rate housing. This analysis should look at the following;

» 'The history of tax credit properties that have had their affordability

requirements expire and what has happened to them;
» The owners of the properties;

» Public sector programs that exist to help property owners pay for
rehabilitation and maintain affordability beyond the 30-year tax
credit affordability period; and

» 'The difference between rents charged at subsidized properties
and market-rate rents in the same neighborhood.
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Conduct a deeper analysis of unsubsidized multifamily rental properties

in appreciating neighborhoods. This analysis will help to further

understand which properties are currently affordable to low-income

households and which are most at risk of rent increases or redevelopment

that could lead to displacement.

More closely examine neighborhoods that received a 3 or a 4 on
NALCAB’s Neighborhood Trend Analysis to understand what factors

are driving the demographic and housing market changes shown in

the model and whether those changes are likely to continue.

Collect and analyze data on additional categories of vulnerable

populations and housing stock, including:

»

»

»

»

Households with individuals that have physical disabilities or
mobility impairments, including frail elders: These households have
unique housing needs (i.e. concerns with accessibility, first floor
access, etc.), which can significantly impact their quality of life
and/or severely constrain their housing options. These challenges
can be compounded for low- and moderate-income households,
but are not limited to any income segment;

Households with different social vulnerabilities: Access to housing
can be impeded for people with varying immigration statuses or
criminal histories;

Low-income homeowners with rapidly rising tax obligations:
Housing units that are owned by lower income households can be
subject to increased housing costs due to rising tax obligations and
insurance costs. Homeowners that claim the residence homestead
exemption and seniors that claim the age 65 or older homestead
exemption are protected—to different degrees— from rising taxes,
though not from increases in insurance, utilities, homeowners’
association (HOA) fees and other housing costs. Owners faced
with tax obligations that they struggle to afford are vulnerable to
foreclosure and/or property tax lenders who pay off property taxes
and use the home as collateral to secure the debt. This lending model
can lead to abuses when the owner misses a payment and the lender
moves to foreclose on the entire house to pay the loan;

Mobile home communities: Mobile home communities are a type
of market-based affordable housing and are particularly vulnerable to
real estate market price appreciation. Typically, the owner of a mobile
home community owns the land, utilities, and other infrastructure
improvements, and leases these to a household that owns or rents
their own mobile home. When a mobile home community is sold to
an investor who intends to develop the land for a different purpose,
the entire community can be subject to displacement; and

www.nalcab.org

» Substandard housing and housing in significant disrepair: The
older a home, the more likely a property owner will need to invest
significantly toward maintenance. When owners do not have the
income to make repairs or have circumstances that make upkeep
difficult or simply choose not to invest in a property, deferred
maintenance can lead to conditions that trigger code violations.
Code enforcement plays an important role in ensuring health and
safety of a city’s housing stock. Code violations may be an important
indicator of the vulnerability of market-based affordable rental
housing because they may trigger repairs that an owner may then
seek to recover through increasing rent or condemnation of the
building and displacement/relocation of the residents.
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