Chapter 5:
Housing Strategies

The purpose of this Housing Strategies chapter is to
address the present character and quality of housing in
Granite Shoals and to identify ways in which to preserve or
enhance the local housing stock. It is in the public interest
to maintain the local housing stock, and to improve it
wherever necessary. It is also in the public interest to
ensure that new housing and neighborhoods are created
to the highest level of quality possible, so that new areas
maintain their value and are sustainable in future years. It
will take cooperative action by the City itself, property

owners, volunteers, and the development community to

achieve the highest possible housing quality and character
within each neighborhood area of Granite Shoals.

The words housing and neighborhood can be defined in the
context of structural or physical characteristics, but the
meaning can also be applied in a broader sense. In addition
to simply referring to a dwelling or shelter, housing
impacts the way in which a family lives and the way in
which an area is perceived. The term neighborhood also

includes the sense of community that can be felt and
quality of life that can be enjoyed by residents. Notably,
housing is the single largest developed land use within
Granite Shoals.
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A healthy neighborhood is generally made up of quality housing that is occupied by
residents who take pride in their homes and properties. A neighborhood is the setting
in which residents may develop a sense of belonging through their interactions, through
common interests, and by simply “being neighbors.” It is, therefore, in the public
interest not only to maintain individual housing units, but also to promote the overall
well-being of neighborhood areas. Through an emphasis on individual housing
maintenance, the well being and general preservation of the neighborhood as a whole
may be achieved.

Creating healthy neighborhoods and a quality housing stock may involve a number of
different factors ranging from different housing mixes and types to code enforcement
by city staff. This housing chapter will therefore focus upon housing conditions and the
strategies associated with neighborhood preservation, housing maintenance, and
rehabilitation/redevelopment.
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Housing Conditions & Strategies

The quality and livability of Granite Shoals’ neighborhoods are integral to the

community’s overall character and quality. Maintenance of both private and public
property are critical to neighborhood viability and sustainability. Maintenance of
neighborhoods and facilities also affects the larger community. If left unabated, blighted
areas create a ‘ripple effect,” which impedes other civic objectives, including economic
development and private investment.

Another important reason to assess housing conditions is to monitor home values,
which affect the income the City receives from property taxes. If a community’s housing
stock has deteriorated over time, the City’s tax revenue is negatively impacted.
Conversely, if a community experiences quality residential development over a period of
time, the tax revenue received by the City is increased.

To aid in preserving and rehabilitating existing single family housing units, three action
strategies are recommended: Neighborhood Preservation, Housing Maintenance, and
Rehabilitation and/or Redevelopment. These strategies are based in part on the
assessment of the City’s housing stock that was conducted in conjunction with the
existing land use survey during the data-gathering phase of the comprehensive planning
process. Plate 5-1 shows the Housing Conditions map.
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City of Granite Shoals

Neighborhood Preservation (Type 1)

In areas where sound, quality housing exists, a
preservation strategy is appropriate. About one-third
of the housing units in Granite Shoals have been
identified as Type 1, which describes units that are
maintained in good physical condition.

The purpose of the Neighborhood Preservation
strategy, which correlates with the areas identified
with a “1” on Plate 5-1, is to recognize areas in which
the City should sustain and protect existing desirable
conditions. This can most successfully be achieved by
proactive code enforcement in and around these
areas and by ensuring complementary relationships
with adjacent land uses. In addition, an effective
Neighborhood Preservation strategy includes the
continued provision and maintenance of adequate
utilities and community facilities, such as parks,
schools and streets. Preservation efforts by the City
within these areas should minimize the need for
future rehabilitation programs. As part of the activity
of normal planning, community development, and
code enforcement practices, the Neighborhood
Preservation strategy can be furthered by
appropriate City departments on an on-going basis.
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Housing Maintenance (Type 2)

The Housing Maintenance strategy is appropriate where
the housing units are substantially sound, but are in
need of minor or moderate repairs, which are identified
as Type 2 on Plate 5-1. The main purpose of this
strategy is to reduce the incidence of further
deterioration of these housing units. If minor repairs
are not accomplished on Type 2 units, such units may
fall into the Type 3 category, making rehabilitation a
challenge, if possible at all. Currently, about one-third of

the City’s housing stock falls into the Type 2 category.

The Housing Maintenance strategy correlates with the areas identified with a “2” on
Plate 5-1. It is recommended that the Type 2 units that have been identified be
immediately addressed for several reasons:

e The structures will contribute to the City’s future stock of affordable housing.
New housing of equal size and quality could not be constructed and sold at the
same prices of these units;

e Qver a period of time, if neglected, these areas can further deteriorate such that
preservation or rehabilitation will no longer be a realistic option (i.e., demolition
will be the only feasible possibility);

e [f the deterioration of housing/neighborhoods is not addressed, the decline may
negatively impact surrounding areas with sound housing;

e The overall image or “quality of life” of the community can be enhanced
through consistent action, by the City and the general public (i.e., volunteerism),
targeted in areas of decline.
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Rehabilitation and/or
Redevelopment (Type 3)

The Rehabilitation and/or Redevelopment Strategy is
appropriate in areas where the housing units are
either in need of major repairs, such as a new roof or
leaning side, or where housing units are in such a
state of disrepair that the area should generally be
redeveloped with new housing. (For the purpose of
discussions herein, intensive or major repairs are
generally those that require a professional to
complete.) There are two primary purposes behind

this strategy: 1) in cases of rehabilitation, to reduce
the likelihood of further decline of units in the
identified areas; and 2) in cases of redevelopment, to
prevent further deterioration of the overall housing

areas.

If the necessary repairs are not accomplished, these
units may deteriorate further, making them virtually
Eg:fé::j;:fj& uninhabitable. The City should not allow such units to
» Y become a serious public safety concern. Although

e

there are no areas shown as exclusively Type 3, the

portion labeled Type 2/3 includes both Type 2 and
Type 3 structures. Therefore, action to improve the
conditions of the Type 3 structures is extremely
important to avoid having a negative impact on the
neighboring Type 2 structures, as well as adjacent
neighborhoods.

Redevelopment is the demolition, removal, or
clearance of structures and preparation of the lot for
new construction. Redevelopment is necessary when
a housing unit reaches such a state of deterioration

that a rehabilitation strategy becomes unfeasible. At

the point where housing units need to be cleared, they pose a significant health and
safety issue for local citizens; the City, therefore, should be proactive in addressing such
structures through demolition. It is recommended that the City continue to maintain a
budget for demolition, and may consider identifying a set number of dilapidated
housing units per year that need to be demolished and allocate funds accordingly within
areas designated as Type 2/3 on Plate 5-1.
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Recommendations

The standards for new residential development should be such that maintenance and

preservation strategies become necessary only over time. Development guidance,
either during the stages of zoning change or subdivision approval, provides City staff
with an opportunity to ensure that the City’s commitment to quality will be reflected in
a residential development of lasting value and stability. Proactive enforcement of City
policies and regulations prior to development is critical to the maintenance of the local
housing stock and to the high standards of community development to which the City is
committed.
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Housing Mix and Type

A mix of residential densities and housing types is important to give residents a choice in

selection of housing types. The Future Land Use Plan map (Plate 4-1) provides locations

for various types and densities of residential development in order to create

opportunities for varied housing types while retaining the desired character of each

neighborhood. Low density residential housing should be developed within appropriate

neighborhoods. Medium and high density residential housing should be planned only

within areas adjacent to major thoroughfares and in locations where public facilities and

services will be able to meet the need of a larger population. It is recommended that the

future density mix of housing types stay generally consistent with the housing mix that

Granite Shoals has today.

City of Granite Shoals

Full-Life Cycle Housing

It is important for cities to provide a variety of housing for the full life
cycle of citizens and to meet the needs of different segments of the
population — people of different ages, socio-economic levels, and
employment levels. The term “full-life cycle” housing is intended to
describe housing appropriate for all stages of life — young singles,
professional couples, families with children, empty-nesters, retirees and
seniors, including those requiring living assistance.

The Future Land Use Plan provides for flexibility in the type of housing
built. Within a planned residential area, several types of housing can be
developed. For example, an area can be planned for multiple family or
apartment units adjacent to a major thoroughfare, with a majority of
single family detached homes within the interior of the neighborhood
that are buffered by duplex units. In this way, a property owner can
choose to develop a particular housing type, and diverse housing options
will be available for future residents.

The City’s zoning ordinance currently has one single family residential
zoning district, R-1. The district has with a minimum lot size of 5,000
square feet and a minimum residential dwelling size of 1,200 square feet.
To encourage a variety of lot and home sizes, it is recommended the City
establish residential zoning districts with a variety of lot and dwelling
sizes, such as:
° Garden Homes/Zero-Lot Line Developments (lot size: 3,500
square feet /dwelling size: 1,000 square feet)
) Duplex/Triplex/Quadruplex (lot size: 10,000 square feet /
dwelling size: 1,000 square feet)
. Rural Homes (lot size: 1+ acre / dwelling size: 2,000 square feet)
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In addition to establishing a variety of residential zoning districts, it

is recommended that a variety of lot sizes be permitted within a
single neighborhood. For example, in all zoning districts (with the f

exception of the district with the smallest minimum lot size), 15% of

- Adult
lots within a development may be at most 20% smaller than the Li\,il:]g

minimum lot size, and 15% of lots within a development shall be at ~ <°™P'e
least 20% larger than the minimum lot size. The variation of lot sizes X

should be distributed evenly throughout the development. Notably,

.. . . . Empty T Move-up
the minimum dwelling size should be adjusted at the same o
percentage of the minimum lot size. C:

There are currently several higher density multiple family style developments within the
City, however there are no development regulations in the zoning ordinance to guide
the physical development. It is recommended that criteria be established for multiple
family housing units and incorporated into the City’s Zoning Ordinance.

e If a small development (no more than six units) is adjacent to a single family
residential neighborhood, then transition areas (open greenspace, buffer areas,
medium density development, etc.) should be incorporated into the project.

e A larger multiple family tract should be adjacent to a collector or minor/major
arterial thoroughfare (i.e., not directly adjacent to local residential streets), and
all access into the complex should be from minor arterials.

e All structures within multiple family developments should adhere to the
residential building material guidelines.

e Based upon the density of the complex, an appropriate amount of usable open
space should be required.

e The City should establish a maximum number of dwelling units per acre for
multiple family developments (i.e., 18 or 20).
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Workforce Housing

Housing affordability remains a key issue for cities
throughout the state and country. Granite Shoals’
housing units are already generally affordable. While
the new units may not be as affordable as existing units,
families vacating existing units to purchase a new unit
will make the existing unit available to an incoming
family upgrading from another area. Housing for single,
working parents and lower-income workers is a concern
for businesses that rely on this segment of the labor
force. In addition, senior citizens and other segments of
the population who may be on fixed incomes are
particularly affected by increasing housing costs. It is
recommended that the City continue efforts to ensure
that these types of households are represented in the
context of available housing within Granite Shoals by
identifying locations for a variety of housing types and
densities.

Manufactured homes represent a significant percentage
of the affordable housing market. With the financing
schedules that are available to buyers, purchasing a
manufactured home becomes affordable whereas a
site-built home may not be economically feasible. As
shown in the Future Land Use Plan map (Plate 4-1),
Granite Shoals has two residential districts to
accommodate manufactured homes — the M-1 Mobile
Home Residential District and M-2 Mobile Home Park
District.

One of the issues that cities have been challenged with in relation to manufactured

housing is the maintenance over a period of time; this housing type tends to experience

deterioration, and it is recommended that the City establish high standards in order to

support high quality manufactured home development in the existing districts.
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Standards related to the quality of manufactured homes should be established that

incorporate the following within the M-1 district:

e The manufactured home should be placed on a permanent concrete foundation

that complies with the City’s building codes for residential structures (i.e., no

wheels).

e The roof should have a required minimum pitch of 3:12.

e The trailer tongue should be removed.

e A porch, patio, deck, or stoop should be required.

e The minimum dwelling unit size should be 1,000 square feet.

e The front door of the manufactured home should face the street.

o If the space between the manufactured home and the foundation is visible,

skirting must be used to visibly hide that space.

e  Utility connections should be comparable to traditional single family residences.

In addition, all manufactured home structures (in both the M-1 and M-2 districts) should

not be located directly along or visible from a major thoroughfare.

It is also recommended the City consider revising the title of these districts to

“manufactured home” residential districts, as the term “mobile home” typically refers

only to prefabricated homes constructed prior to 1976.

Infill Development

Infill housing, for the purpose of this discussion, is defined as new housing units

constructed on lots within the City limits that are either vacant or are being redeveloped

/Benefits of Infill Housing: \

and are surrounded by developed properties.

Infill areas within cities are often very
different from outer areas — the character of
infill areas is already determined, and homes
have existed for long periods of time.
Because infill areas are inherently different
than newly developed areas, new and/or
rehabilitated homes in infill areas should
have different standards applied to them.
This can ensure that zoning standards do not
indirectly discourage infill housing.

\_

Helps to increase population within the City
limits rather than in the ETJ/County.
Reduces the City’s infrastructure costs.
Supports efforts towards revitalizing older
areas of the City.

Improves visual character and safety of areas

with vacant lots. /

While it is recommended that the City establish a policy to not extend water and sewer

lines without annexation, the fact remains that even with annexation, it is less expensive

for the City to provide a connection to an existing line in a developed area than to

City of Granite Shoals
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construct a line for an individual user. Granite Shoals should make the most efficient
use of its current infrastructure and focus its growth and development where services
are most easily extended. The City should identify potential residential and
nonresidential infill development areas that are currently supported by infrastructure.
Development of these areas or properties would be desirable due to efficient use of
existing infrastructure.

When planning for infill, it is important to ensure that the development is consistent
with the City’s vision and is designed to coordinate and connect with the existing
surrounding developments. Generally, residents in the area surrounding an infill site
desire to have the infill development match the character of the existing area. For the
purpose of this section, infill development refers to small lot developments (e.g., a
home site in an existing neighborhood) or to larger sites that cover several acres along a
major roadway (e.g., retail site).

One solution to ensuring compatible growth is to allow averaging of area regulations for
infill development within specified infill development areas. For example, if a zoning
district required a minimum lot size within an area designated for infill development,
then the minimum lot size could be determined by the average of the five closest lots.
This concept could be applied to other area regulations, such as yard requirements.

In addition, the following standards should be applied to infill areas in Granite Shoals:

e Any structure that was originally (and legally) constructed with wood siding
should be able to replace such wood siding with cement fiber board siding.

e Any new home or rehabilitated home should be required to be compatible with
other nearby homes along the street, and to complement and enhance the
overall appearance of the neighborhood.

e Unit types other than single family dwelling units should be considered with a
Special Use Permit in infill areas within the R-1 district.

0 This would encourage a mixture of housing types.

0 This would allow for a housing structure to be approved when it is an
improvement to the unit(s) it is replacing and/or to the neighborhood as
a whole.

0 One of the main criteria for a unit type other than single family to be
approved should be that it is constructed in such a way that is
compatible with the other housing units and the neighborhood.

e Setbacks should be compatible with the setbacks of existing homes in the area,
and should not differ such that an incompatible aesthetic along the street is
created.
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Infill development should receive first priority in order to fill existing vacancies within
the City itself. As Granite Shoals considers establishing City water and wastewater
utilities in the future, infill development will allow such infrastructure to be cost
effective. Additionally, vacant land often requires maintenance to ensure that shrubs,
brush, or other natural features do not detract from the neighborhood or street
character. Left unabated, unmanaged vacant property may begin to negatively affect
the general quality and character of a neighborhood and may contribute to its ultimate
decline. The City should therefore promote the development of existing vacant land
according to these policies. Such policies will ensure that infill development accurately
reflects the existing neighborhood character, is compatible to neighboring homes, and
strengthens existing neighborhoods through mitigating the effects of unmanaged vacant
land.

Infill policies should focus upon the principles of mixed housing types. Creating and
preserving sustainable neighborhoods in Granite Shoals begins with providing a sound
housing mix. Different housing types and housing sizes are essential in ensuring that all
residents of the City are able to have their individual needs met throughout different
stages of life. Mixed housing types create opportunities for families, singles, and elderly
couples to live within a single area fostering opportunities for interaction.

Infill policies should also create opportunities for providing workforce housing and
affordable housing options in order to ensure that individuals from different socio-
economic backgrounds have the opportunity to call Granite Shoals home. As discussed,
manufactured homes, with certain regulations, are often a considerable affordable
housing option.
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Residential Building Materials

Quality building materials contribute to the longevity of neighborhoods. The impact
materials have on the appearance of a community is substantial. When a neighborhood
ages, the wear and tear on the materials becomes more noticeable. Since most homes
in a neighborhood are built at approximately the same time, they typically have
maintenance issues within a similar span. If poor quality materials are used in
construction and all the homes age at the same pace, then a blighted neighborhood
could result. It is the goal of this element to help ensure that homes are built with
quality materials which promote the livability and sustainability of the neighborhood.

Single family residential exterior building materials should include masonry materials,
cement fiber board siding (CFBS), or stucco (or synthetic stucco — exterior insulation and
finish systems, or EIFS). Homes should be constructed of one or more of these allowable

materials.

Masonry

Cement Fiber Board Siding
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Stucco

Although it is difficult to regulate materials used for manufactured homes, however, it is
recommended the City create a list of acceptable colors to be used for the exterior of
manufactured homes. For example, the City could require the exterior of all
manufactured homes to be of earth tones to avoid exteriors incompatible with
traditional single family homes within the area.

Residential Landscaping

Trees and other landscaping have a substantial impact on the quality of life within a
neighborhood. The improved aesthetics and increased land value for properties with
trees is well documented. Landscaping is a long-term investment and will help a
neighborhood age well by creating a tree canopy and providing a stately appearance.

Tree planting is the foremost recommendation for residential landscaping — including
the single family, multiple family, and manufactured home districts. Trees should be
planted soon after home sites are completed. It is recommended that one or two large
shade trees be required in the front yard of a new home. Trees in the front yard should
generally take precedence over trees in the back and side yards due to their impact on
the neighborhood’s appearance. If trees are preserved or currently exist on residential
lots, then these trees would fulfill the requirements of this element.
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Property Maintenance

The City currently has a property maintenance code
which was adopted in 2008 (Ordinance No. 511).
The existing code, however, is highly subjective and
does not include adequately detailed descriptions.
For example, the code reads “[Property owners] ...

shall maintain such property clear from weeds, tall
grass, or any other form of vegetation that is
considered to be unsightly or objectionable
matter...” Although the intent of this statement is
rather clear, it would be difficult to enforce because
there is no quantifiable measure for “tall grass.” In
addition, the code does not address some issues,

such as abandoned vehicles or vehicles parked in
front yards.

The most consistently used code is the International Property Maintenance Code
(IPMC), which addresses a variety of factors impacting the health, safety, and welfare of
tenants and the community. The IMPC focuses on conditions of the exterior property
areas, as well as the interior and exterior of the structure (including lighting, ventilation,
plumbing, electrical safety, and fire safety, among other elements). It is recommended
the City consider adopting the 2009 IPMC and implementing code enforcement.

Code enforcement is one way in which Granite Shoals can improve local housing, unit by
unit. Many cities have code enforcement policies that are reactive — that is, violations of
general code regulations are not enforced unless and until a complaint is made. Other
cities have code enforcement policies that are more proactive — that is, staff is actively
looking at areas of the community from a regulatory perspective, and enforcing codes as
they see violations on a regular, consistent basis, even without a complaint being made.
It is recommended the City utilize a proactive code enforcement policy.

In addition, the City should consider being involved with the Keep Texas Beautiful (KTB)
program, which is a formal neighborhood/community clean-up program. The program is
“the grassroots arm of the Texas Department of Transportation's ‘Don't Mess with
Texas’ litter prevention campaign and its ‘Adopt-a-Highway’ program.” The program
has been adopted by over 300 communities in Texas and offers its affiliates a variety of
services to promote grassroots beautification efforts. The City should participate in KTB-
sponsored programs and events such as the “Don't Mess with Texas Trash-Off.” The
KTB reports this event is the single largest one-day clean-up event in the state, with
nearly 200,000 volunteers each year.
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Solicit Input and Make Citizens Aware of Available Help

People generally do not desire to live in substandard housing units. Knowledge about
the reasons local citizens are living in these conditions may help a City assess what
needs to be done. Granite Shoals officials should therefore solicit input as to what the
specific needs are of the individuals who own and/or live in the units considered as Type
3.

Some of these residents may be elderly and may not be physically able to undertake the
repairs needed to improve their homes. In other cases, lack of funds may keep
individuals or families from making necessary improvements. Also, people renting
property may be having difficulty with the property’s owner not undertaking necessary
repairs. Knowledge of factors that may be preventing individuals from undertaking
proper maintenance will help the City to determine the best steps to take and to
allocate funds and services accordingly. There are many ways that such information can
be gathered.

e The City could use a system of mailings to survey individuals.

e Public workshops could be held in areas of the City that have a concentration of
Type 3 units.

e Granite Shoals officials could seek help from civic leaders who know and/or
have contact with citizens that live in these areas.

e As these efforts are undertaken, it is further recommended that the City initiate
an aggressive public awareness and outreach campaign in order to inform
citizens about the programs available for rehabilitation, reconstruction, and
home ownership.

Concentrated efforts such as these would help the City gain the knowledge it needs to
be proactive in addressing deteriorating housing units.

Allocate Additional Funds for Demolition

Regardless of the diligence with which the City undertakes maintenance and
improvement efforts, some housing units are already past the point of rehabilitation.
Just as it is important for Granite Shoals to address housing units in need of
maintenance and rehabilitation in targeted areas, it is equally important for the City to
proactively demolish units that cannot be rehabilitated. Demolition efforts are needed
not only to improve the overall local housing stock, but also to protect the public’s
health, safety and welfare.
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The City currently allocates limited funds for the demolition of unsafe structures; it is
recommended that the City continue to and increasingly allocate funds for demolition of
structures that are a threat to the public’s health, safety, and welfare. Removal of
dilapidated housing units can make a strong, noticeable improvement to the City’s
overall housing stock, especially in deteriorating areas, over a short period of time.

Work With Local Entities and be a Facilitator

City officials should approach the Chamber of Commerce or other business

organizations to provide funding (i.e., small loans) or volunteers to help improve the

appearance of local homes. Business organizations should be interested and involved in
improving local housing because, as stated previously, economic development efforts
and housing quality are closely connected. One study, called Housing: The Forgotten

Component of Economic Development, states “corporations look at a wide range of

criteria when deciding where to locate a facility. Some of those criteria are about

quality of life issues including housing. Business leaders need to be confident that the
location they choose is a place where their valuable employees - executives and laborers

alike - will want to live.” *

e Ensuring that Granite Shoals is in the best possible position to compete with
other localities for companies and employment bases includes consideration
and improvement of local housing.

e Discussing housing issues with leaders of local financial institutions would be
another avenue the City should pursue. Specialized home improvement loans
for families with limited income could be established through discourse with
such leaders.

e Other localized efforts that the City should help facilitate include the formation
of neighborhood associations and local crime watch groups.

e As programs and funding opportunities are realized in this manner, Granite
Shoals officials should become facilitators and informers, putting citizens in
contact with the right person or entity to help them meet their needs.

e Granite Shoals should also establish an existing City staff position that would be
a recognized liaison between the City and neighborhood groups — this would
enable the City to be aware of and involved in neighborhood issues on a
consistent basis.

Such efforts on the part of Granite Shoals are also likely also to have the residual effect
of increasing homeownership, and thereby decreasing the incidence of future housing
issues.

! Wisconsin Council on Children and Families: http://www.wccf.org/pdf/housing_ecdev.pdf
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Funding Opportunities

There are numerous federal and state funding programs, some of which the City can

initiate to begin to improve these areas. One such program is the HOME rehabilitation

program?, which is administered through inspection services. Due to the fact that

housing rehabilitation programs have an area-wide
focus, it is recommended that the City continue to
solicit community support for housing rehabilitation
and maintenance on an area-wide basis. Further,
the City should provide assistance to citizens in need
of funding (i.e., information on grants), and should
establish a system for feedback and continued
contact with property owners to encourage
continued maintenance of the structures. The City
should pursue annual financing of the program, and

should continue to
rehabilitated homes each year when possible.

increase the number of

Table 5-1. Funding Opportunities

Program Name Purpose Funding Information

Community
Development Block
Grant (CDBG)

Allocates funds for neighborhood revitalization,
economic development and the provision of
improved community facilities and services.

Participation can be through funds
allocated by the State (through the Texas
Office of Rural Community Affairs), the
County, or the federal HUD Department;
the availability of matching funds is
considered in the criterion of whether to
approve the grant application.

Down Payment
Assistance Program
(DPAP)

Helps very low- and low-income families purchase
a home by providing an interest-free loan ranging
from $5,000 to $10,000-depending on the county
in which the property is located; assistance is for
down payment and eligible closing costs, and the
borrower pays the loan when the home is either
sold or refinanced, or at the maturity of the
original mortgage.

No City participation in funding is
necessary.

% This program is administered by the Department of Housing and Urban Development (HUD) with funds allocated

to states and local governments by a specified formula; requires a minimum amount of funding to qualify for
program participation. Funds can be used for acquisition, rehabilitation and new construction of housing, or to

provide direct rental assistance. Expenditures require a 25 percent local, non-federal match for every dollar used

for HOME funds. Monies can also be used for financing assistance, including grants, loans, and other HUD-approved

financing mechanisms.
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Program Name Purpose

Fair Housing Designated for those who feel they have been

Initiative Program victims of housing discrimination.

Funding Information

Federal; administered by the Fair Housing

and Equal Opportunity Office; allocates

funds on a competitive/discretionary
basis; generally no requirement for

Habitat for Humanity revolving fund, which is used to finance more

construction. Pre-qualified homeowners are
required to invest hours directly working on the
Habitat project.

(FHIP) matching funds on the part of the
receiver.
. Houses, S(?l.d atno proﬁt to pre-quallﬂed., low- A 501(c) (3) nonprofit organization that
income families, are financed through no-interest . e .
builds and rehabilitates homes in
mortgages. Mortgage payments are returned to a

partnership with low-income residents.
The organization utilizes volunteer labor,
monetary, and in-kind donations to build
houses.

Healthy Homes Focuses on housing-related health hazards; given

to non-profits, local governments, and other
agencies, not to individuals.

Initiative Program
(HHI)

Federal; administered by the Lead Hazard
Control Office and builds upon the
Housing and Urban Development (HUD)
Department's existing housing-related
health and safety issues; generally no
requirement for matching funds on the
part of the receiver.

Provides grants and loans to help local

HOME Investment governments, nonprofit agencies, for-profit

Partnerships

entities, and public housing agencies provide safe,
Program (HOME)

decent, affordable housing to extremely low-, very

low- and low-income families.

Funds are through four basic activities:
Homebuyer Assistance, Rental Housing
Development, Owner-Occupied Housing

Assistance, and Tenant-Based Rental
Assistance; requires matching funds of at
least 25%, which must come from state or

local, non-federal sources.

Directs private capital towards the creation of
affordable rental housing. To qualify for the tax
credit, either 20% or more of the project's units

. . must be rent-restricted and occupied by
Housing Tax Credit . . .
individuals whose income is 50% or less of the
(HTC) Program . o .
median family income; or 40% or more of the units
must be rent-restricted and occupied by
individuals whose income is 60% or less of the

median family income.

Developers of low-income rental housing

use the tax credit to offset a portion of

their federal tax liability in exchange for

the production of affordable rental
housing.
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Program Name Purpose Funding Information

Awards funds on a competitive basis to nonprofit

Housing Trust Fund

and for-profit organizations, local governments,
public housing authorities, community housing
development organizations, and income eligible
individuals and families for the acquisition,
rehabilitation, and new construction of affordable
housing.

The program provides funds in the form of
zero percent (0%) interest loans for
predevelopment expenses including

market studies, site plans, architectural
and engineering studies, and other pre-
construction expenses; no matching funds
are required.

Texas Bootstrap
Loan Program

Provides mortgage loans to very low-income
families (60% Area Median Family Income) not to
exceed $30,000 per unit.

Nonprofit organizations can combine
these funds with other sources such as
those from private lending institutions,

local governments, or any other sources.

This program is a self-help construction program, which is designed to provide very low-income

families an opportunity to help themselves through “sweat equity.” All participants under this

program are required to provide at least 60% of the labor necessary to construct or rehabilitate

their home.

Texas First-Time
Homebuyer Program

Channels below-market interest rate mortgage
money through participating Texas lending
institutions to eligible families who are purchasing
their first home, or to those who have not owned
a home in the past 3 years. The program is
designed to serve very low- to moderate-income
Texas families.

No City participation in funding is
necessary

The City should investigate these programs to determine which would be most helpful

in addressing local housing challenges. The City may not be able to utilize some block

grant programs until it attains a certain population. However, many of these state and

federal programs would not require any monetary contribution from the City, and they

would benefit the community through the infusion of funding and related volunteerism

that would be part of the implementation of such programs.
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Conclusion

This Housing Strategies chapter includes an important set of recommendations for

maintaining and improving housing and neighborhoods in Granite Shoals. The City
should ensure enforcement of these requirements as new development occurs. If
followed, these recommendations should help the City maintain its current housing
stock and improve its future housing neighborhood areas to ensure that quality and
sustainability area key characteristics of future residential development in Granite
Shoals.

Table 5-2 summarizes recommendations provided throughout the chapter and the
administration information to support the recommendations.

Table 5-2. Housing Strategies Recommendation Summary

Recommendations Page

Promote housing opportunities for a “full life cycle” community
to accommodate retirees and young professionals. Include

affordable housing opportunities as well. Include smaller lot and 5-10
home sizes in the Zoning Ordinance to allow for such

developments.

Ensure that adequate affordable housing remains available

5-12
within Granite Shoals.
Adopt standards recommended for the M-1 and M-2 districts. 5-13
Redevelop residential neighborhoods in a manner that is 513
consistent with existing land uses and structures. i
Residential Building Materials: Require the use of quality
building materials, including masonry materials, cement fiber 516

board siding, and stucco for both single family and multiple
family developments.
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Require one or two large shade trees be planted in the front

5-16
yard of all new homes in all residential districts.
Adopt the 2009 International Property Maintenance Code, and
promote proactive code enforcement within the City to regulate 5-18
compliance with this and other ordinances.
The City should solicit community support for property
maintenance and rehabilitation, and provide information to 5-19
residents regarding funding sources.
Allocate funding for any necessary demolitions of structures that 519
pose a threat to public health, safety, and welfare.
Coordinate with local entities to create partnerships with the 520
community and region.
Investigate possible funding opportunities for neighborhood 591

improvement.
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