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A Georgia Success Story

In the 10 years since the Georgia Legislature authoriged a state housing
credit to augment the federal credit, the housing tax credit has blossomed
into a resource that truly benefits the entire state.

What makes the story of the housing tax credit
extraordinary is that its benefits transcend housing.
In the hands of enterprising communities across
Geargia—both big and small—the housing tax credit
has become a powerful economic development tool.

Rural communities are using housing tax credits
to spur downtown comebacks, save cherished
historical landmarks, and generate much needed
economic activity for the local economy. In a typical
funding round, a majority of housing tax credits are
awarded to developments serving rural Georgia

Meanwhile, in Georgia's metropaolitan areas, housing
tax credits are helping to transform communities.
The City of Atlanta’s nationally recognized model for
transforming severely distressed public housing into
mixed-income communities with access to better
schools and economic opportunities relies on the
epauity generated from housing tax credits. Other
metropaolitan areas like Macon, Savannah, Augusta,
and Columbus are making remarkable transformatians
to once disinvested neighborhoods through tax credit
financing.

Regardless of the context, developments financed with
housing tax credits are providing tangible benefits
to Georgia communities. A national study' has found

A RECENT STUDY HAS
FOUND THAT FOR EVERY

that for every 100 units built in a typical tax credit
development, 122 local jobs are created. Additionally,
that same development is also projected to pump $7.9
million into the local economy.

In Georgia, where the unemployment rate is still
above the national average, developments financed
by housing tax credits continue to create jobs for
the plumbers, electricians, framers, bricklayers and
roofers, to name a few, who have been devastated
by the stalled housing market. In fact, tax credit
developments served as a lifeline for thousands of
Gecrgia workers during the worst of the Recession,
generating an estimated 11,294 jobs even as Georgia
shed a staggering 50,000 construction  jobs®,

The results and resilience of the housing tax credit
program make for a truly remarkable success story.
Inside this bookletvou'll find the stories withinthe story—
those Georgia communities, families, and businesses
that have experienced firsthand the benefits of the
haousing tax credit, We thank you for taking the time to
read their stories and consider the positive impact of the
housing tax credit on Georgia's families and businessas,

1 | Tha Leeal Impact af Tvaical Housing Tax Credit Dovaloprmerts,” Malional Associztion
of Home Builclers (¥aec- 20100

2 | Unilesd Stabes Departmant of Labor, Bureau of | abar Statistics

units built in a typical
tax credit development
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Creating a Climate for Small Business Success

e B + Braden Development

Braden Development:
Far more than 15 years Braden Development has leveraged housing tax credits with Hﬁ T
HOME loans administered by DCA to address one of Georgia's most urgent needs- uslng o
housing options for seniars in rural areas. Braden Development's tax credit portfolio Credit Portfolio

currently stands at over 1,700 homes on 52 development sites, all but two of which
serve communities designated as rural by the United States Department of Agriculture.

Cespite the company’s effarts, though, founder Jerry Braden feels the need is only
growing. “In maost of the towns we're in there's no housing for seniors besides maybe a
nursing home, and many of the conditions there are sub-standard,” said Braden. "Andin
many cases [a tax credit development] is the only elderly housing in the entire county,
The need is just booming, up to double what I've seen because of the Baby Boomers.”

Eraden’s analysis of market demand in rural areas—a field that he specialized in for 12 '[ 7@0
years prior to becorming a developer—is substantiated by his portfolic’s performance. :%ﬁ:meé
The total occupancy rate across the Braden Development portfalio is at 95%, far above s,
the rate for the rental market in general in Geordia.

But the extremely high demand for quality rental housing is causing Braden to fear that
without continued investrment, rural seniors will find themselves in dire circumstances.
“There are absolutely no resources to meet this need through private enterprise in rural
areas because the rent would bhe too high," notes Braden. whose developmeants offer
rents between $300 and $400 per month. “That's why the state tax credit, federal tax
credit and HOME funds are so critical”

Eraden feels that the housing tax credit is the right tool to address the need because it ; 52
aligns well with rural values, unlike past programs that relied an direct subsidies at the ~d
expense of taxpayers, Housing tax credits generate private investment, create economic development sites

activity for rural areas, and provide an opportunity—not a handout—Ffor residents,

“These seniors are proud about paying their fair share, They can see that the tax credit
pragram is not a typical government program. It daesn’t take maney from the taxpayer's

packets and it's very efficient

For Braden, rural Georgia isn't just an area with an urgent need for housing: it's also
home. After growing up on a dairy farm in northwest Georgia and moving on to receive
his degree from the University of Georgia, he has dedicated his career to impacting

rural Georgia. 5%
total occupancy rate

“When | get up every day now | feel good about the impact I've had. It's not the kind of
job where you make a living but it has no impact on people's lives.”

Shangri La Pork. Cartersville
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DCA's mission is to help create a climate of
success for Georgia families and businesses.

Creating a Climate for Transforming Lives

The housing tax credit is indeed multi-dimensional. But the most
important dimension isn’'t economic—it’s human. Housing options for
Georgia's rapidly growing senior population are critically few.

without communities to meet their physical, social, and
financial neads, seniors are often Torced to seek nursing
home care far too early and usually at the expense of
Georgia taxpayers. And families headed by members
with moderate incomes, like firefighters, law enforcerment
officers and medical assistants, are often unable to obtain
decent housing in the very communities which they serve,

The housing tax credit is intentionally designed to target
these Georgia residents, annually producing over 2,000
quality housing units for seniors and working families. For
these Georgians, as you'll see in this booklet, a safe and
decent home with access to opportunities can create a
climate of success that can help them transtfarm their lives

Building Homes for Working Georgians

AVERAGE SALARIES IN GEORGIA

court reparter pharmacy technician

school bus driver

construction labarer

medical assistant




Promoting Economic Development

_______ + The Ware Hotel

Downtown Waycross teemed with exciternent at the original grand
opening gala for the Hotel Ware on February 21, 1922 The civic pride
an display that day was immense, as one of Georgia’s finest hotels was
opening after a rescurceful group of local leaders made sure the vision
became a reality. A journalist for the Wayecross Journal-Herald observed,
"The Hotel Ware is a material evidence of the community spirit in
Waycross, for, in reality, this is a community hotel”

Those words ring just as true in 2012, as the Waycross community rallied
again to make sure their grand hotel would be a downtown asset for
yaars to come. Only this time, their “community hotel” will actually serve
as a home to 35 local families in a fully renovated, tax credit-funded
community called The Ware Hotel

Waycross leaders know the benefits of a restored Hote! Ware extend far
beyond the area’s need for rental housing, The renaissance of perhaps its
rmast prominent historic structure is pivotal to an aggressive economic
development strateqy for downtown Waycross., "We believe The Ware
Hotel is going to bring a lot of new business, not to mention help existing
downtown businesses flourish,"” said Sloan Fountain, Manager of Waycross
Main Street.

The Ware Hotel also fits squarely into Waycross's “Live, Work, Play”
aspirations for its downtown district. “Our downtown has a grocery store,
pharmacy, banks, parks—everything people are looking for in a place to live”
said Fountain. “Even our seniors are interested in living at The Ware Haotel"

In the midst of the ongoing recession, housing tax credit financing was
the perfect, if not the only, tool available to fuel the restoration of the
icaonic Hotel Ware. It was efficient, too. The private equity generated from
a caombination of housing credits, historic credits, and deferred developer
fee accounted for almast 90% of The Ware Hotel total development cost,

The city believes it will all translate into significant returns in terms of
econamic development and the provision of guality housing, But what
seems to bring the most satisfaction to the citizens of Waycross is that
once again their innovative spirit has saved their prized community hotel,
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Revitalizing Local Communities

——————— + Bartlett Crossing -----------------

The Bartlett Crossimg community, located just west of downtown Macon,
needed something dramatic to happen. The neighborhood was sick, and
the primary host of its ailment was the 20-acre site of the former Macon
Homes. Situated in the heart of this once-proud neighborhood, the site's
battered collection of abandoned concrete structures sheltered all sorts
of criminal activity, including rampant drug dealing and prostitution,
and served as a grim reminder to residents that their community was
slowly dying.

Thankfully, a coalition of leaders, including the Macon Housing Authority,
In-Fill Housing, Inc., the city's Economic and Community Development
Department, Manna Ministries, and Lizzie Chapel Baptist Church, weren't :

willing toc watch The Barffett Crossing’s demise any longer. What they FAM l |—Y I— | V | N G
envisicned was indeed dramatic—a %13.2 million heart transplant of sorts
that would demalish the Macon Homes ruins and replace them with 75
guality single-family homes that would pump new life into the surrounding
community.

Realizing the vision for The Bartlett Crossing depended on several
layers of financing, including a grant from the Macon Housing
Authority, a permanent loan from the City of Macon, and Neighborhood
Stabilization funds totaling $2.5 million. But the licn's share of funding
for the development was raised through housing tax credits, which the
development team received in 2009, Despite the sluggish economy, more
than $8.8 millian in equity funding was generated through housing tax
credits. With all the financing pieces in place, demalition of Macon Homes
began in October of 2009 and construction commenced a year |later,

Mo, in a little over two years, the physical transformation of Macon
Homes into The Bartfett Crossing is almost complete, As the finishing
touches are put on the final home in sarly 2012, it is hoped that all of
the planning and hard work will make a difference. For some families it
already has, in simple but profound ways, "My girls always wanted to play
in their own vard,” said Sheguita Manson, who has lived in a cramped
apartment for six years with her two daughters. “When | surprised them
Lhey were just so happy about the front vard. So happy”
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‘ ‘ When | surprised them they were just so
 happy about the front yard. So happuy. , ,
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Addressing Senior Housing Needs

Lone Mountain Village is a recently completed tax credit development
designed to give seniors in the Catoosa County area guality affordable
housing options. Like all senior tax credil developments in Georgia, Lone
Mountain Village is intentionally designed to delay the need for nursing
home care by promating active lifestyles in an environment that fosters
meaningful relationships—key factors in keeping seniors healthy and

happy.

Creating independent living communities for seniors is critically important
to all Geargia residents. When seniors are forced to seek nursing home
care, chances are that state taxpayers will be left to foot the bill. In fact,
Georgia Medicaid pays for the nursing home care of 74% of all nursing
home residents in the state—at an average cost of $26 552 per recipient’,

For Catoosa County residents JB and Carclyn Carter, the decision to leave
their modest home was difficult. After all, their hoeme was more than a roof
and four walls, It represented the self-sufficiency and independence they
had worked so hard for over the years—JB as a Marine Corps veteran and
manager for Sears Roebuck and Carolyn as a dental assistant for 46 years.
But with their finances becoming strained and with the mounting difficulty
of maintaining their own home, the Carters turned to Lone Mountain
Village with conflicted hearts. In the midst of their difficult decision,
they never expected what they would soon find in their new neighbors,

“At first my wife and | didn't want to have anything to do with thesze
peaple” JB remembers with a smile. “But now our very best friends are
here, We're a close-knit bunch.”

JB believes the sense of community felt by residents at {one Mountain
Village is about more than a shared season of life—it's about serving one
another. Residents are helping each other make doctor's appointments,
run errands, and visit loved ones in the hospital, They formed a Resident’s
Association, where JB serves as President, to promote the well-being
of all residents. “When people here need help they call their neighbors
before the property manager or even their families. Mo one wants to
leave this community now.”

For the Carters, it hasn't taken long to embrace Lone Mountain Village
as a home they'll stay in for as long as possible. “It's given us a sense
of belonging, not just to curselves but to others” said JB "We are just
blessed to have this community at a time af need”

Genrme Dwpartieent af Sommurity Beath, swwesseardi g

JOBS

CREATED HOUSING

UNITS

IMPACT

29

SENIOR LIVING

T —— i p— s — i i . _-

LOCAL ANMNUAL
ECONOMIC IMPACT

Business

$1,288,000

Gavarnment

$221,200

R g e Y



‘ ‘ It's given us a sense of belonging,
not just to ourselves but to
others... we are just blessed to
have this community at a time

of need.,’
\ — B amd Conolign Canten

ountain Village Residents




Developing Downtown Urban Infill

The Retreat at Dorsey Manor is the first phase of a multi-phased infill
strategy to leverage housing tax credits to revitalize key properties just
a block away from the vibrant Historic Marietta Square District. The
development, which offers 72 new apartrment homes designed for seniors
aged 62 and older, was nationally recognized as a "Best Affordable Senior
Living Community” by 50+ Builder Magazine for both the guality of project
itself as well as its positive impact on the surrounding Historic District.

For incoming resident Martha Blalock, The Retreaf at Dorsey Manor was
an answer to prayer. For years she worked tirelessly to make sure each
of her four children had opportunities to succeed in life. And even well
after they moved on and started families of their own, she continued in
her housekeeping job at Dobbins Air Force Base in Marietta, determined
not to become a burden to her children—or anyone else for that matter,
But it became a struggle for Martha to make ends meet, as the monthly
rent at her senior citizen complex was high, while the guality of life was
law, “| paid a lot inrent, but didn't even have a dishwasher in my apartment.
And | didn't feel safe coming in from work at night.” Unfortunately her
situation worsened when she encountered a series of medical difficulties
that prevented her from working.

Soon after she discovered The Retreat at Dorsey Manor, however, Martha's
outlook dramatically improved. Her new apartment home offered more
spacious rooms, a separate dining area, washer/dryer connections and—
of course—a fully functional dishwasher.

The features offered outside of her apartment were just as important in
helping Martha improve her quality of life. The Retreat at Dorsey Manor
includes amenities like a fitness center, walking trails, computer center,
and a furnished patio. Its prime location next to Marietta's Historic Square
ensures that seniors remain connected to the community, in addition to
providing them with access to key services.

Martha feels safe now, and enjoys the environment of support shared
among the residents. “My friends and | go on walks to the pharmacy
and to the sguare. My neighbaor even takes me to the grocery store. | just
fes| blessed”

And with rents set at a reasonable level, Martha feels like she has regained
her financial footing. “My kids don't have to help me out anymaore,” says the
proud grandmother of six. “They have their own children to take care of”
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‘ ‘ My friends and | go on walks to the pharmacy
and to the square. My neighbor even takes me
to the grocery store. | just feel blessed.’ ’

— Yotho. Rlalsck

Retreat at Dorsey Manor Resident




Preserving Historic Structures

e -+ Waynesborough Academy ------- gl

The historic school grounds near downtown Waynesboro, located 20
miles south of Augusta, were always much more than just a collection of
buildings. For generations of this close-knit community, it served as the
sotting for many of their most cherished memories of childhood. A typical
Waynesboro youth would enter its halls in first grade and not depart until
many years later, armed with a high school diploma and a treasure of
memaories that would last a lifetime,

VWaynesharo

But soon after its useful life as a school came to an end, the property fell
into a state of steady decline over the next 15 years. By 2007, it was a
particularly disheartening site for those who remembered the school inits :

glory. “The building was being vandalized, and that hurt the community to S E N | O F‘% L I \/ | N G
sea” recalled Wayneshoro Mayor George Deloach, who attended school
there from the age of five until he graduated high school in 1958, “We
hated to see a landmark with so many memaories go to waste.”

The tide finally began to turn for the old Waynesbora High School when a
coalition of community leaders resolved to take action. They approached
developer Gary Hammond of Bridgeland Developmeant with a bold vision
to save the school through a combination of historic tax credits and
housing tax credits administered by DCA.

In December of 2011, the beloved schoal on the brink of disrepair was
officially reborn as Waynesborough Academy Senior Residences. The
development created 39 homes for the community's seniors, 19 of which
are located in the former classrooms of the high school building. Located
just steps from the Downtown Historic District, residents will benefit from
easy access to grocery stores. medical offices, and local shopping.

But for the community, the centerpiece is the schoaol itself. Old wooden
lockers were returned to the great hallways, original hardweood floors were
restored, and even a closet wall graced by the signatures of graduating
students was discovered and displayved, all part of a partnership between
the development team and historic consultants to preserve the school's
rich heritage.

Community leaders have high hopes that the school's renaissance will
reinvigorate neighborhoods surrounding the core historic district. Already
plans are in place to follow up the Wayvnesborough Academy success with
a new downtown park to serve local residents. Deloach is guick to point
out too, that the city will benefit by adding the property to the tax digest,

Perhaps most important to the community, though, is that cne of its most
important landmarks has been saved.
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‘ ‘ It looks like when | graduated hlgh school
It is truly amaging. , ’

wwajz/ / A
Ly
Mayer of Wayneshara, G4 |

\ L
.|-
,
K
\ "
A\ [
b :
[ ¥ ot
R
: ] A
\ ) o
L5 E
. &
£ %

it




Anchoring Local Redevelopment Plans

By almost any moasure—poverty rate, unemployment rate, median
income levels—the City of Albany is one of Georgia’s most economically
stressed areas. To heighten an already challenging situation, the Great
Recession chased away practically all of the city's development activity,
and with it, hopes for creating more jobs and revenue far small businesses
and local government.

One bright spot for Albany and surrounding Dougherty County during
this difficult time has been the completion of Scuthlake Village, a master
planned community consisting of three phases, each financed with
housing tax credits.

The construction of Southlake Village located south of downtown SEN|OR L|V|NG
Albany, created an estimated 159 jobs despite the recession, in an
industry perhaps hit hardest by the economic turmoil, Collectively, the
three phases at Southlake Village are expected to annually generate
up to $5681320 in local government revenue and more than $3.1 million
in local economic activity as residents move in and conduct their lives in
their new neighborhood.

Additionally, Southlake Vilage is poised to play a key role in the
revitalization of the South Albany Redevelopment Area. The Landing
at Southlake, The Bridges at Southlake and The Cove at Southlake
have reclaimed moaore than 11 acres of once-disinvested infill sites, with
hopes that surrcunding parcels will benefit as well.

The greatest impact will undoubtedly be felt by the families moving into
a new townhome or apartment at Southlake Viflage. Lula Jackson, who
worked for 15 years in a local nursing home and for 23 years as a cafeteria
manager in the Dougherty County 5School System, was thrilled last
February to lease one of the 40 apartments at The Landing at Southlake,
built for seniors aged 55 and over,

“at my old place | didn't even have money for groceries sometimes,” said
M=, Jackson. “Here | feal safe and I'm at peace. It's just wonderful
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At my old place | didn’t even have money
for groceries sometimes... here | feel safe
and I'm at peuce. It's just wonderful.

—
i _|JJ_|_|_|_L || J._u.i.l_g tJ,.l.ll.T.IJ_I I_'_li

: Thr: Londing ot Southloke Resident

..“ 4 The Lan® |
[ ,Southlake




Spurring Rural Growth

------- + Camellia Lane ------------------- - 288

Rural communities across Georgia are successfully leveraging housing
tax credits to generate economic activity and create quality housing
in areas where obtaining conventional financing is made difficult. In
Sandersville, where the population barely exceeds 6000 residents,
housing tax credits helped create 52 apartment homes and scores of
local jobs through a new development called Camelflia Lane. The grand
opening of Cameliiz Lane addressed an urgent housing need for seniors
in the Sandersville area, where 24% of seniors age 65 and over are below
the poverty line.

Sandersville

For new residents Bill and Margaret Smith, Cameliia Lane cpened its doors
just in time. Despite their Medicare benefits, the Smiths were buckling

under the weight of medical bills, With Bill no longer able to work in the S E N l O R L | v l N G
textile mills where he had made a living, and with Margaret encountering
severe health issues, their financial struggle evolved into a crisis.

UInfortunately, the Smiths' story is shared by thousands of Georgia
saniors struggling with mounting health care costs, An alarming new
national study' has found that a 65-year old couple retiring this year will
need $230,000 to pay for medical bills throughaout retirement. Only the
cost of housing eclipses the average monthly health care costs for senior
couples, which stands at $535 per month.

The good news for the Smiths and other financially burdened seniors is
that communities across Georgia are addressing the crisis by creating
affordakle homes for seniors through housing tax credits. The Smiths
found their home—and a welcome feeling of security—at Camellia Lane.
Their monthly rent is set at $337 and will remain affordable for the long-
term, largely due to cost-cutting energy technologies at the property like
geothermal heating and cocling. photovoltaic solar panels, and compact
fluorescent lighting.

“We have extremely high medical kills, even with insurance.” said Bill.
"It (Camelliz Lane) has been a God-send. Seldom can you find a place
like this." The Smiths now enjoy a 2-bedroom home that is designed
to accommodate Margaret's nead for wheelchair accoss—a key feature
their previous home lacked. Camellia Lane has allowed the Smiths to
continue to live independently and, as Bill happily notes, to still have
their grandchildren owver.

“We're finally comfortable here,” said Bill. "It's just been a great place for us.”

| FidaliTe Retirar Haaith Care Costs Estimale 2017
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It [Camellia Lane] has been a Godsend.
Seldom can you find a place like this.

— BAL Jmuith

Camellio Lane Resident
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Georgila

Department of
COMMUNITY AFFAIRS

The Georgia Department of Community Affairs believes success should be
judged by the impact our efforts have on the Georgia families and communities
we serve. Whether it is by offering special financing programs for first-time
homebuyers, providing economic incentive packages to local governments and
small businesses, or ensuring decent housing opportunities for Georgia's families
and seniors, DCA's mission is to partner with communities to create a climate of
success for Georgia’s families and businesses,

]
( Department of Community Affairs: (404) 679-4840

’ 60 Executive Park South, NE Atlanta, GA 30329

@ Follow us on Twitter @GA_ DCA
wiww.dca.ga.gov




