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Executive Summary
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1. We are facing a historic housing crisis
that is systemic and more complex than
ever before
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America’s Affordable Housing Crisis
[ | The housing crisis is likely to be solved in cities and states, not
Washington.
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2. States and localities are drivinga |
surge in innovative housing solutions
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3. A New Directions in Housing Task Force
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The current housing crisis is unique: it affects homeowners and renters of all
incomes in all geographies
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Home price-to-income ratios are reaching record highs, affecting homeowners
across the country

Home prices are up 47% since January 2020
POLITICO, U.S. Department of Housing and Urban Development
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Source: Joint Center for Housing Studies, Harvard University



Chronic underbuilding has led to a severe lack of affordable housing supply,
pricing many renters out of the market

RENTAL HOMES AFFORDABLE AND AVAILABLE PER 100
EXTREMELY LOW-INCOME RENTER HOUSEHOLDS BY STATE

How much of their incomes American
renters spent on housing costs in 2020
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High housing prices combined with low availability drives homelessnhess

EXHIBIT 1.1: PIT Estimates of People Experiencing Homelessness
By Sheltered Status, 2007-2023
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Reindustrialization is creating demand for housing across and within metros in

radically different ways

Major facilities receiving public funding in the last two years are emerging in suburban and rural towns. Most of
the plants (95%) on this map are not within the largest city of their Metropolitan Statistical Area. This leads to

facilities being far from suppliers, universities and other anchors as well as dense housing centers.

Top Public-Private Manufacturing Deals, 2021-2023*

Big Rapids, MI
Gotion, Inc. EV Battery Plant

Holland, MI: LG Battery Plant

Van Buren, MI
Our Next Energy Inc., EV Battery Plant

Avon Lake, OH

Ford Motor EV and Battery Plants

Jefferson, OH
Honda Manufacturing Plant

. EVs and Batteries
. Semiconductors Bel Aill’-_‘, K5
* g

Integra Tech Manufacturing Plant

Asrospace

. Biopharmaceutical - Total Capital Investment e

Energy Taylor, TX
- ® Samsung Manufacturing Plant

Metzls $1008B S75M

manufacturing deals with subsidy packages over $50 million (“Mega Deals”).

s o 3
De Soto, KS Pryor Creek, OK .
Sparks, NV: Tesla S _— T Plantj -
manufacturing site —I_. Panasonic EV Battery Plant ®
—e
Indust Buckeye, AZ e
Y KORE Power EV Battery Plant  Queen Creek, AZ I .
LG Energy EV Battery Plant ~

Columbus, MS

*This list is sourced from the Good Jobs First Subsidy Tracker, specifically referring to Steel Dynamics Inc., Manufacturing Plant

Alabama, NY
Plug Power, Inc. Manufacturing Plant

Clay, NY
Micron Technology
Manufacturing Plant

Stratford, CT
Lockheed Martin
Manufacturing Plant

. | Mew Albany, OH

Intel Manufacturing Plant

Greenshoro, NC
Toyota Manufacturing Plant

Holly Springs, NC
——— Fujifilm Diosynth Biotechnologies

——+F Manufacturing Plant

s Moncure, NC
VinFast Manufacturing Plant
Chattanooga, TN

Volkswagen Manufacturing Plant

Blythewood, 5C
Walkswagen Manufacturing Plant

Ellabel, GA
Hyundai Manufacturing Plant

*Source: Nowak Metro Finance Lab with data from_Good Jobs First

Industry Sprawl Challenges

Facilities far
from
residential
centers

Suburbs and
rural areas
especially are
struggling to
meet demand


https://goodjobsfirst.org/about/

The deepening of the housing crisis is primarily attributed to an alarming
lack of housing supply due to restrictive land use

"Our evidence suggests that zoning and other land use controls,
play the dominant role in making housing expensive.”

- Ed Glaeser and Joseph Gyourko
National Bureau of Economic Research (NBER) Working Paper Series (2002)




Yet the housing crisis is rooted in a broader systems failure

-

\_

Responsibilities for different aspects of housing policy, practices and
products sit with different layers of government and sectors of society
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1. Federated
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2. Financialized
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3. Fossilized
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Public and private sector incentives are misalighed, and systems have
created a maze of intermediaries bloating costs
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Programs built for a different time and different problems with very little
ability to adjust and adapt; the accretion of rules and restrictions have
made them less efficient over time

~
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Federated: Everyone's in charge so no one is in charge
Housing production is spread across layers of government

[ Capital ] [ Programs/Incentives ]
Federal " m Treasury: LIHTC, CDFls
o s Wm HUD: HOME, Vouchers, Public

FreddieMac FHLEs Housing

) DOT: TIFIA
. Fannie Mae DOE: Energy Efficiency

State Land use regulations State HFAs
Building codes Tax incentives
State preemption Special programs
Local Trust funds Rental restrictions
Tax abatements Land use regulations
Other tax incentives Public asset disposition

Y
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Financialized: In the 2010s, perverse incentives made it more lucrative to buy
than build, leading to the rise of mega investors in residential rental

roperties
Prop Top 20 Metropolitan Statistical Areas for Mega Investors

Mega investor properties
® 20,000

Source: 2022 property records data.

Source: Urban Institute
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Financialized: The cost of production is astronomical, making many projects

unfeasible in a system more focused on capital than cost

$12,723,798
deficit
S50 APARTMENTS

30% AMI RENTERS
NO TAX CREDITS

I
=

$10,806,738

deficit

100 APARTMENTS
30% AMI RENTERS
WITH TAX CREDITS

4 h

Even with building additional
units, utilizing tax credits, and
increasing rents, many
development projects are
not financially feasible
under current conditions.

Source: Urban Institute
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There was a burst of proactive, structural interventions in the 80’s
and 90's. Since then, our interventions have been limited and reactive.

Rental Assistance
bOW Income Demonstration Eviction moratorium
ousing Tax Programcreated | T7TTTTTTTT
Cred|t(L|HTC) { Emergency rental
Last big federal
housing program
1086 1000 1903 2008 2012 2020 2024
HOME

Great Financial

Program g
established Crisis The federal government has not
l_\l;;g_;_h_k_);)rhood made interventions to kReep up with
Stabilization the rise of technology.
Hope VI Program | Program
Established established

[ The U.S. population grew by over 80 million from 1990-2020. ] 14




Fossilized: LIHTC, the largest federal affordable housing program, needs to

be scaled and reformed

Thousands of housing units completed by year, in the United States

= Dwverall Multifamily =— LIHTC-qualifying units
2,000
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(et the data UREBAHN - INSTITUTE

Source: Urban Institute
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LIHTC is important for

increasing multifamily

units, but its impact is
minimal in terms of

increasing overall housing

stock.

/

15



11
1 -

| I

| L A Systemic Housing Crisis

-

Y 3 { p 2
| B :
”

e
— P el |

c | | ASurge in State and Local Solutions

A New Directions in Housing Task Force




In the absence of federal leadership states and localities are acting aggressively on

housing

COLUMN | CAPITAL LETTER

Political Leaders Are Finally Responding to the PO I_ I T I CO

Housing Crisis. They Need to Move Faster.

The fear and anger at rising rents and unattainable homeownership has final

ly gotten policymakers’ attention.

G Governing

For the people making government work.

How States Are Addressing the High Cost of Housing

Housing used to be primarily a local concern. With millions of units needed, state

HOUSING AND URBAN ISSUES

policymakers are looking for ways to boost supply.

Spring 2024 e Jared Brey
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The most visible action is zoning reform

State-passed zoning reforms

Municipally-passed zoning reforms

Figure 1. States Where Housing Supply Bills Passed in 2023, through June 30

The hottest trend in U.S. cities? Changing
zoning rules to allow more housing

FEBRUARY 17, 2024 - 6:00 AM ET

18
Sources: Mercatus Center, UC Berkeley Othering & Belonging Institute, NPR



Although zoning reform is necessary, it is hot sufficient for addressing undersupply

URBAN WIRE

No Single Policy Will Increase Housing
Affordability. We Need a Comprehensive
Strategy.

Yonah Freemark URBAN

April 8, 2024

19



For this reason, state and local innovations are much broader

[ Goals } [Actions} [ Types }

- Land use reform
- Public asset Land
disposition

Enable production to
happen faster

Reduce the cost to
build and decarbonize
housing

- Energy efficiency

- Modular construction @ Construction

- 800+ housing trust funds -
- Special purpose credit Capital
programs

Innovate on capital
stacks

- Rental reqistries A\ :
Protect renters _ Bufleting Goe s o Regulation

Build capacity for - New intermediaries .
affordable housing at - New functions for old o= Delivery
scale intermediaries

20



This surge in state and local solutions is happening across the country

8D
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£aD
: [aoxoD)
Capital Construction
Utah “starter” Montana
’ homes Miracle:
—_ D Modular
: = Homes
Seattle, WA
Modular
construction

o
oo
[m]

Delivery

Minneapolis
upending
single-family
zoning

800+ Housing Trust
Funds nationwide

California

Single Stair
Study e

]

Partner Tulsa

Housing
Strategy
Ay Q -
: o>
v, ™ <>

([aoxoD)

Construction Reg 0
Pittsburgh Scranton’s
Heinz Rental
Endowments Registry
IRA Hub

r .
Massachusetts
> Transit
Community
Zoning
,
Montgomery

Atlanta Urban
=~/ | Development
Corporation

County Housing
Production Fund

DC's Housing
Production
and
Preservation
Trust Funds 21




Atlanta is innovating across these five key dimensions

2 Peachte treet Tower

o ATLANTA

. URBAN DEVELOPMENT

Source:; Partners for Home, Urbanize Atlanta

[ Actions ]

Inclusionary zoning
near major public
investments

Rapid housing
community with
shipping containers

Public-private
investment for
affordable housing

Expedited permitting
process for affordable
housing

Atlanta Urban
Development
Corporation

[ Types ]

Land

@ Construction

Capital

Regulation

o= Delivery

22



The Northwest Arkansas region is already organizing a comprehensive

approach

Our Housing Future:
A Call to Action for
Northwest Arkansas

WALTON FAMILY
FOUNDATION

Northwest

TonNE ATt oH Arkansas Housing
Policy Landscape
Assessment

Executive Summary

September 2021

[ Five Critical Actions ]

Use publicly owned
land for housing
production

Introduce
development
incentives

Build Regional
Housing Trust Fund

Expand and leverage
federal, state, local
resources

Develop and
iImplement Regional
Housing Compact

[ Types }

Land

@ Construction

Capital

Regulation

o}= Delivery

23






The New Directions in Housing Task Force is designed to corral and amplify

solutions in a distributed and unorganized landscape
Can the U.S. seize the moment and scale local innovations?

Current Landscape Organized Housing Landscape

local levels
Land use Public asset
reform disposition
Energy Modular
efficiency construction

Special 800+
purpose credit housing
programs trust funds

[ New products, policies, and institutions at the state and ]

Directions in
Housing Task
Force

Building

Rental

code registries

reform

New functions
for old
intermediaries

New

intermediaries Create policy
change

[ Programmatic vs. paradigmatic federal government ] 25




The New Directions in Housing Task Force will take a comprehensive approach
by leveraging a broad network while focusing on first-movers

Task Force co-chairs:

4th co-chair

Andre Dickens Susan Thomas Justin M. Bibb TBD

Mayor President Mayor Title

City of Atlanta Fifth Third Bank City of Cleveland Organization
CDC

N1 3

DREXEL UNIVERSITY . ACCELERATOR
Nowak Metro Finance Lab
Lindy Institute for Urban Innovation 2 A M E R I CA

26



The New Directions in Housing Task Force is hecessary to scale local
innovations to begin to tackle the housing crisis

Task Force Objectives Deliverables

1. [dentify the most promising (1) Housing Policy Innovations Report (focused on land,
innovative policies, programs, and construction, capital, regulation, and delivery)

products that are emerging across the

country

2. Tease out mechanisms for scaling (2) Innovative Housing Practice Toolkit and inaugural
and replication given market/policy Housing Innovation Exhibitions

variance

3. Design and provide a feedback loop (3) Policy agenda for local, state, and federal
to the federal government and targeted policymakers
localities

27



Task Force Mechanics

\

-~

Task Force Members

=)o =)o

=So =)o
—So=2)o

PR
Cross section of
practitioners with deep
experience in public,
private, and civic sectors

/

Research Institutions

Technical advisory
group from critical think
tanks and universities
including separate
examination of "hot”
topics

N O

Housing Ecosystem

ta*

Engaging and managing
stakeholders across the
entire spectrum of
housing

~

In progress

28



The New Directions in Housing Task Force will be structured to move quickly

to put forward solutions

Phase 1
Building

Phase 2
Research & Development

Estimated Timeline:
2 months

* Recruit 20-30 task force members
(developers, investors, local
elected officials, state housing
financing agencies, PHAs, federal
housing practitioners)

+ Strategize and shape the task
force with four co-chairs

Estimated Timeline:
10 months

« Engage with key stakeholders and
task force members to identify
and codify promising innovations
for replication and scaling

« Produce Housing Policy
Innovations report, Innovative
Housing Practice Toolkit, and a
policy agenda for 2024

» Stress test guidance in Atlanta
and Cleveland

Phase 3
Implementation

Estimated Timeline:
12 months

« Assemble four implementation
cohorts anchored by
demonstration cities

Public launch First task force

Draft policy Release policy

Exhibition in Draft Innovative

Third task force Exhibitionin

Mid-June meeting report and report Atlanta Housing Practice meeting Cleveland
2024 July 2024 second task November 2024 Q12025 Toolkit Q3 2025 Q3 2025
force meeting Q1 2025 29

October 2024



Interested in more of this content?

Sign up for the bi-weekly
New Localism newsletter
here

== 2

Newsletters

== 2

ABOUT

THE N E W

LOCALISM

BRUCE KATZ - JEREMY NOWAK

NEWSLETTERS CONTACT RESEARCH EVENTS PODCASTS

The Housing Opportunity Hidden

in Plain Sight

Note: This newsletter was initially published by Governing Magazine on February
21, 2024

As we start 2024, it won’t come as a surprise that most of the traditional metrics
underpinning housing affordability are moving in the wrong direction. Despite
improvements in long-term interest rates and a slowdown in multifamily rent
growth, rental affordability reached an all-time low in 2022. Based on the U.S.

Census, an estimated 22.4 million renters now spend over 30 percent of their

income on rent.

While more recent market-rate multifamily data indicates that in 2023 income

growth outpaced rent growth, rent-to-income ratios still remain above pre-COVID

levels and this data is largely skewed toward upper- and middle-income
households. Even with the recent decline in interest rates, homeownership

[ revsieres | 2

Innovative Capital for Small
Businesses: The Rise of
Revenue Based Financing

Since we launched the Innovative Finance Playbook in November 2022,
Catalyze and the Nowak Metro Finance Lab have been assessing Revenue
Based Financing, or RBF, as a tool to help address the capital gaps and
deficiencies laid bare by the COVID pandemic; namely, the 83%
anrepreneurs who do not access wraditional bank debt and venture
capital. We recently released a report sharing our findings entitled “The
tate of Revenue Based F

Will 2024 be a Year of Financial
Innovation?

‘The pandemic and post-pandemic period have been defined in many
respects by capital. Beginning with the CARES Act and continuing with
the American Rescue Plan Act, the Infrastructure Investment and Jobs Act,
the CHIPS and Science Act, and the Inflation Reduction Act, this capital
period has seen the federal government dedicate trillions of public
resources for a broad set of activities, initially related to rescue and
recovery (a focus on preserving existing businesses and communities) in
2020-2021 and then economic ransformation (an industrial/energy
transition of monumental proportions) in 2021-2023.

JOIN OUR MAILING LIST

Or join our mailing list at
thenewlocalism.com

30



Thank you!

DREXEL UNIVERSITY

Nowak Metro Flnance | F:1)

Lindy Institute for Urban Inn

N1 3
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