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What is “Affordable Housing”?
• Housing in which households pay no more than 30% of gross 

income on housing & utilities costs = HUD definition
• Low-income = earning no more than 80% of Area Median 

Income (AMI)
• Most newly-constructed affordable housing restricted to 

households earning between 30-60% AMI
• 2022 Atlanta 100% AMI = $96,400 for family of 4
• 2022 Atlanta 60% AMI = $57,840 for family of 4
• 2022 Rents at 60% AMI

• 1 BR: $1,085 / 2 BR: $1,302 / 3 BR: $1,504
• 2022 Sales Prices at 60% AMI  

• 1 BR: $130,230 / 2 BR: $156,240 / 3BR $180,540
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Framing the Issue
• In the last decade, the median home price rose roughly 30% while incomes crept up 

just 11% over the same time period
• Over 50 years, after accounting for inflation, home prices have increased 118%, while 

income has only increased by 15%
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Georgia’s Housing Affordability Crisis

Average 2-BR Fair Market Rent = $1,090/month
Hourly wage needed to afford 2-BR FMR = $20.97
Annual salary needed to afford 2-BR FMR = $43,618
Need to work 2.9 FT jobs, if minimum wage earner to  afford 

2-BR FMR
-Source: National Low Income Housing Coalition

Average hourly wage in Decatur = $15.11
Median rent = $1,782/month
Average hourly worker would need to work 88 hrs/week 
(~2 FT jobs)

-Source: Decatur AH Task Force Report, 2019 stat
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Decatur’s Housing Affordability Crisis
-Source: Decatur AH Task Force Report, 2019 stats
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Affordable Housing Considerations
• Affordable housing does not mean cheap housing!
• The only source of funds to construct new rental affordable 

housing at scale: Low Income Housing Tax Credits 
• Owners restrict housing for low-income households for 15-30 

years 
• Most affordable housing financing restricts owners from 

refinancing with new equity for at least 15 years = need for 
long-term, durable construction

• Funders require high quality, physically sustainable building 
components and resident amenities

• Affordable developers use same contractors as market-rate 
developers

• High construction costs and rising interest rates
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Challenges to Affordable Housing
• High construction costs and rising interest rates
• High acquisition prices
• Low, restricted rents with limited ability to increase over time
• Highly competitive financing resources 
• Multiple layers of financing: more than market-rate housing
• Multiple application and underwriting timelines
• Multiple, sometimes differing, resident income requirements 
• Complicated federal and state funders’ requirements
• Long application review periods by some funders = long 

development process
• Long re-zoning and entitlement processes
• NIMBY-ism
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Decatur Affordable Housing Task Force
Recommendations
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Priority 
Ranking Recommendation Further 

Research CSD City 
Comm. DCA DeKalb 

County 
State 

Legislature 

A Create AH Board   X    

A Dedicated Staff   X    

A Tax Abatement X X X    

A RS-17 Zoning   X    

A MLK Every Day   X    
A Mandatory IZ X  X    
A Decatur Land Trust   X    

A Duplex/Triplex 
/Quadplex 

  
X 

   

A HO Bond   X    

A General Funds   X    

A Strategic 
Partnerships 

  
X X X 

 

A Fund Affordable 
Housing Trust Fund X 

 
X 

   

A Community 
Education 

B Revise S-4 
Homestead 
Exemption 

  
X 

 
X 

  
X 

 
X 

B Revise Tax Payment 
Assistance Program X 

 
X 

 
X X 

B Rental Assistance 
Program X 

 
X 

   

B ADU Finance 
Program X 

 
X 

   

B Develop Strategic 
Land Acquisition 
Pipeline 

 
X 

    
X 

 

B Impact Fees X  X X   
B TIF Bonds X  X    

B Developer 
Incentives X 

 
X 

 
X 

 

B Innovative Living 
Typologies X 

     

C Real Estate Transfer 
Tax 

  
X 

  
X 

 



Decatur Housing Authority’s Efforts
1. Legacy Park

• Phase I: 60 units for families
• Construction to start in June & to be complete in August 2024

• Phase II: 66 units for families 
• Financing application in 2023; if successful, construction to start in June 

2024 & to be complete in August 2025

2.    Decatur East Phase II
• 80 units for elderly: 70 affordable units, 10 market-rate 
• PBVs for 24 units
• Construction to start in April and to be complete in August 2024

3.    Philips Tower and Calvin Courts
• DHA is tax-exempt bond issuer (pass through entity)
• DHA has PBV Contracts in both: 

• 27 units in Philips Tower
• 125 units in Calvin Courts
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Opportunities for Advocacy 
Voice support in our community for DHA’s efforts at Legacy Park 
Advocate for goals in Decatur AH Task Force Report:
https://www.decaturga.com/planning/page/decatur-acts-
affordable-housing-task-force-report

Advocate for Affordable Housing Credit Improvement Act in US 
Congress later this year
Advocate for affordable housing legislation at State legislature
Communicate to State legislators our support for maintaining the 

State Low Income Housing Tax Credit program
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Contact Info

Richelle Patton
404.229.6675 cell

richelle9@gmail.com
www.collaborativehousingsolutions.com
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