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CREATING MIXED-INCOME 
COMMUNITIES

Presenter
Presentation Notes
What you will learn in this module…  Objective: Understand how to increase housing choices and transit access opportunities for a diverse set of people. Thinking of income, age, race and physical disabilities. Promoting equitable TOD. Understand the role that MITOD plays in helping to reduce overall household costs by living closer to transit. (outline of housing + transportation. How to ensure that housing developments near transit are neither perceived nor used as agents of gentrification (hmm..whats our argument for this? How can we ensure how this is perceived in communities if its actually happening?)
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Key Concepts: Mixed-Income Communities

• Transit-rich housing that is 
affordable to a range of 
incomes, ages, and ethnicities 
at the project or neighborhood 
scale.

• Promotes equitable TOD
• Provides housing for existing 

residents and workers
• Stabilizes community
• Location efficient mixed-income 

housing reduces Housing and 
Transportation costs 
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Outline of Session

• TOD 101 Re-cap
• Why MITOD
• Tools to Implement MITOD

– H + T 
– TOD Database
– MITOD Action Guide

Presenter
Presentation Notes
Targeted for a transit audience: as transit providers, staff etc. 
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A TOD 101 Recap
• Compact development with ½ 

mile of transit
• Mix of uses:

– Housing, jobs, restaurants, 
and entertainment

• Benefits:
– Location efficient
– Value for public and private 

sector
– Creates a sense of place and 

community
– Helps to promote 

sustainability
– Boosts transit ridership

Presenter
Presentation Notes
Note: Some transit agencies report people routinely walking as much as a half-mile for access, but a quarter mile is a good rule of thumb.TOD offers more efficient use of land, energy and resources; helps conserve open space; less oil and gas consumption; cleaner air; minimizes traffic increases; encourages walking; increases revenues, allowing cities to lower tax rates and compete with suburbs; increases transit ridership at a lower cost than if bus services or parking structures are needed to bring riders to stations; increases property values, lease revenues and rents; increases foot traffic for local business; creates opportunity to build mixed-income housing; creates opportunity for height and density to pay for community benefits and affordability; reduces transportation expenditures; promotes healthier lifestyles; and creates safer neighborhoods because there are more people on the street and more “eyes on the street”. 
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A Housing and Transportation Recap

• Transportation is the second highest 
household expense after housing. 

Presenter
Presentation Notes
The average household spends 51% of their household budget on housing and transportation combined, and both costs have been increasing in recent years. -The concept of “driving to qualify” will not always work, and for many households transportation costs can eat up a lot of the savings in housing prices.  - According to APTA, households could have saved an average of $9,499 in 2008 if they used transit instead of driving, money that could be used instead on food, mortgage, health care, schooling and other essentials. Households living near transit own fewer cars and drive them less, which leads to more money to spend on other household needs. The burden of combined housing and transportation costs falls heaviest on low- and moderate-income households. A 2006 study called “A Heavy Load” found that people in the NY Metro region making $20-$50,000 spent on average 32% of their income on housing and 24% on transportation. By linking a range of housing types and incomes with transit service and other amenities, we can lower overall cost of living. That translates into increased spending power locally, since a large share of automobile-related expenditures (gas, parts, the cars themselves) immediately leaves the regional economy.
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What is a major “driving” factor of 
TOD?

DEMAND
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Demand is Increasing…
By 2030
• More than half of potential 

demand for housing near 
transit centers will come from 
households with below median 
incomes

• Demand for housing near 
transit estimated to grow from 
6 million to 15 million 
households

• Land costs for affordable 
housing near transit are high

• Developers tend to build to the 
highest end of the market 

Less Than 
$20,000

30%

$20,000 -
$34,999

19%$35,000 -
$49,999

14%

$50,000 -
$74,999

13%

$75,000 and 
Greater

21%

Potential Household Demand for 
TOD in 2030, by Household 

Income ($1999)

Presenter
Presentation Notes
Demand is increasing, making mixed-income TOD more of a viable option to serve the diversity of needsSingle family homes are 78 percent of new construction while married couples with children who are most likely to want to live in single-family homes compose just 24 percent of the housing market and this percentage is quickly shrinking. -Developers build to the highest end of the market, due to high construction and land costs. Housing near transit is often more racially and economically diverse which means families who live in these communities may fall victim to gentrification and pushed out of the rental/housing market. 
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Demographics are changing…
• Changing demographics

– Singles will soon be the new 
majority

– Old people will outnumber young 
people by mid-century

– Almost half the U.S. population 
will be non-white by 2050

– Demographic groups growing 
most quickly -- older, non-family, 
non-white households—use 
transit more

• Shifts in consumer preferences 
to a more urban lifestyle.

Transit ridership  38% 
since 1995

Presenter
Presentation Notes
-The demographic groups that are increasing in size – smaller, older, and more ethnically diverse – are the same demographic groups that have historically shown a preference for higher- density housing near transit. These households also typically prefer more urban and multi-family settings.-Ridership up 4% in 2008 over 2007, even as VMT declined by 3.6 percent. APTA.
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Making the case for Mixed-Income TOD

• Offers Truly Affordable 
Housing

• Promotes Equitable TOD
• Stabilizes Transit Ridership
• Broadens Access to 

Opportunity
• Relieves Gentrification 

Pressures
• Provides for a diversity of 

people - singles, families, 
retirees 

Presenter
Presentation Notes
Transit-rich housing that is affordable to a range of incomes, ages, and ethnicities at the project or neighborhood scaleA combination of the two: TOD and Mixed-Income Neighborhoods Provides Truly Affordable Housing, Promotes Equitable TOD, Stabilizes Transit Ridership, Broadens Access to Opportunity and Relieves Gentrification Pressures by providing not only for the higher end of the market but a diversity of household types.
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Truly Affordable Housing
Location Efficiency

• Location is a major factor in transportation 
costs for households and businesses

• The Key Drivers of Location Efficiency are:
– Compact neighborhoods 
– Walkable streets
– Access to transit
– Mix of use and services

Presenter
Presentation Notes
NOTE:  I think we need to reinforce the fact that location benefits more than transportation, that it adds community and investment valueLocation is a major factor in determining business health and property valueTransportation costs can range from 15% of household income in location efficient neighborhoods to over 28% in inefficient locations. 
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Stabilizes Transit Ridership
• Mixed-Income TOD enables frequent transit user households to 

have the best access.
– Over ¼ of households below poverty level do not have cars
– People who live near transit are five to six times more likely to commute 

by transit
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Broadens Access to Opportunity
• Links workers to their jobs, 

and offers employers a 
stable and diverse 
workforce

• Mature transit systems 
connect diverse economic 
opportunities

• TOD reduces employee 
absenteeism, and boosts 
productivity

Presenter
Presentation Notes
More people commute suburb to suburb than suburb to central city or within central cityMixed-Income TOD increases access to better jobsMore diverse selection of jobsHigher paying
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Relieves Gentrification Pressures
• Potential for displacement 

fueled by new public and 
private investment in TOD

• Mixed-Income TOD 
balances both market rate 
and affordable housing

• Allows residents to stay in 
their established 
communities

Presenter
Presentation Notes
Displacement caused by rising housing prices. New public investment encourages private investment in existing buildings, raising housing costs and condo conversionsLeverage investment through inclusionary zoning, TIF, developer agreementsSan Leandro developed a strategy to preserve existing multifamily as affordable, develop major opportunity sites with market-rate housingAdvocacy work resulted in inclusion of “affordable housing” as a goal in the station area plan
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Who Benefits
• Low-Income Households: 

Access to Opportunity
• Other Households: More 

Stable Neighborhoods
• Transit Agencies: More Stable 

Ridership
• Employers: More Stable 

Workforce
• Developers: More Moderate 

Swings of Market Cycles
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Making MITOD Work to Create Whole 
Communities

There is no “one size fits all” 
TOD solution



Intro 
to 

MITOD Building Mixed-Income Communities Near Transit

Challenges
• High cost of land and housing production in location 

efficient communities
• Lack of coordination among multiple stakeholders 

and sectors
• Market demand for housing near transit drives up 

costs
• Mixed-income and mixed-use projects require 

complex financing
• Public investment is often needed to provide a mix of 

incomes
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Transit Agencies with Affordable 
Housing Policies or Developments

Presenter
Presentation Notes
It can be done! In some cases, transit agencies have provided direct financial assistance to make projects affordable. Example, the St. Louis Metro provided a loan to finance an affordable development. Portland Tri-Met and Boston MBTA provided TOD design grants to similar projectsSource: Making Affordable Housing At Transit A Reality: Best Practices in Transit Agency Joint Development
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4 Strategies to Create or Preserve 
Mixed-Income Communities

1. Proactive Station Area 
Planning

2. Provide incentives and 
ease or remove 
regulatory barriers 

3. Preservation of existing 
housing stock

4. Coordinate investments 
in location efficiency

5. Policy Support at the 
Federal Regional and 
Local Levels
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Strategy 1: Proactively Plan for Station 
Areas

• Brings all stakeholders 
together

• Sets the long-term 
vision and 
implementation steps

• Identifies needs and 
opportunities

• Can be done at local, 
state, and regional 
(corridor) level

Presenter
Presentation Notes
Creating a plan for the area around the station is the first step in planning for TOD.What goes into a good plan?Community Engagement and VisionComprehensive Land Use PlanPublic Investments in Roads, Parks, etcImplementation and Financing Plan
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Strategy 2: Provide Incentives and 
Ease or Remove Regulatory Barriers

• Retool zoning and 
financial incentives to 
meet goals

• Encourage a mix of 
uses to integrate 
housing and other 
uses

• Allow for increased 
density to support 
local-serving retail

Presenter
Presentation Notes
Zoning should allow for compact and mixed-use developmentIncentive-based or Inclusionary Zoning rewards desired outcomes (e.g. mix of incomes or park lands) with incentives such as density bonuses, streamlined board and/or permit approvals, or reduced feesThe desired outcomes and community benefits need to be indentified  at the onset (e.g. parks, moderate-income housing, etc.)
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Incentive-based Zoning: Case Study

Massachusetts Zoning 
(Chapter 40R )

• Offsets perceived fiscal 
impact with direct 
funding to cities

• Requires the inclusion 
of affordable units in 
most private projects

• Addresses gap in low-
and moderate-income 
housing

Proposed development along the Silver Line in Boston

Presenter
Presentation Notes
Housing and Smart Growth Incentives (Chapter 40R)Projects must be developable under the community's smart growth zoning adopted under Chapter 40R, either as-of-right or through a limited plan review process �Upon state review and approval of a local overlay district, communities become eligible for payments from a Smart Growth Housing Trust Fund, as well as other financial incentives.� �Chapter 40R seeks to substantially increase the supply of housing and decrease its cost, by increasing the amount of land zoned for dense housing. It targets the shortfall in housing for low- and moderate-income households, by requiring the inclusion of affordable units in most private projects.The location of these districts helps consolidate growth and cut down on dispersal: in town centers, downtowns, near a transit station, on unused industrial land or in other locations municipalities have deemed appropriate for higher density housing.Payments range from:  $10,000 for up to 20 units; $75,000 for 21-100 units;  $200,000 for 101-200 units;  $350,000 for 201-500 units; to $600,000 for 501 or more units of housing.
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Strategy 3: Preservation of Existing 
Housing Stock

• More mixed-income 
housing exists today 
than can be built 
tomorrow

• Existing subsidy 
contracts have limited 
terms

• Existing market 
affordability can be 
maintained
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Not just about new development
• There are 250,000 

affordable apartments 
located within ½ mile 
of public transit in 20 
metropolitan areas. 
(Chart courtesy of 
AARP)

• More than 2/3 of 
federally assisted 
rental units will expire 
within the next five 
years

Presenter
Presentation Notes
-Preserving affordable housing means coordinated and collaborative planning efforts must be undertaken by MPO’s and cities to integrate planning and investment for housing and transportation neighborhoods where housing is affordable. MPO’s and cities must discourage highway investments that encourage sprawl.-Chart courtesy of Rodney Harrell, AARP Public Policy Institute. This table can be found in “Preserving Affordability and Access in Livable Communities: Subsidized Housing Opportunities Near Transit and the 50+ Population.” Study by Reconnecting America, National Housing Trust and AARP.
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Tools for Preservation of Existing 
Housing Stock

• Land/property acquisition funds
• Housing Trust Funds 
• Retool federal and state policies regarding 

the housing stock located near transit 

Presenter
Presentation Notes
Land/property acquisition fund Charlotte, North Carolina bought the land around this station in an effort to encourage mixed-use, mixed-income TOD. It was an older, low-density light industrial area, but with the opportunity to develop into something different. This proactive step enabled the City to ensure the new development met all of its objectives. Preserves opportunities for mixed-income housing as land values riseHousing Trust Funds – more flexible than federal housing funds, can be easily targeted to efficient locations
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Strategy 4: Coordinate Investments in 
Location Efficiency

• Public/private 
investment in walkable
neighborhoods near 
transit

• Investments in 
development around 
transit creates value that 
can be captured and 
reinvested in the 
community

Presenter
Presentation Notes
Policies can be tailored to take advantage of transit proximity and “location efficiency”
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Improving Location Efficiency: 
Optimizing Transit Service

• Access daily needs without 
driving

• Reduced highway 
congestion and travel time

• Access and connections to 
the regional transportation 
system

• Reduced local congestion

PHOTOS/GRAPHICS TO BE ADDED

Presenter
Presentation Notes
TOD can result in less congestion. A recent study by the Transit Cooperative Research Program found that multi-family housing near transit generates about ½ the number of automobile trips as the Institute for Traffic Engineers trip generation tables have traditionally estimated. So we have been building streets for traffic that has not necessarily materialized. A recent FHWA study in the Washington DC region found that even a 10-14% decrease in traffic on congested freeways would reduce travel delay by 75-80%. So even a small change in behavior can have a major benefit for congestion and the time savings from congestion relief.From 1972 to 2003, Arlington County, VA added 15 million square feet of office space, 1 million square feet of retail space, and 10,000 housing units around its 5 Metrorail stations, but traffic volumes and congestion rose only slightly, all while preserving existing single-family homes in close proximity to transit. This was due to the County’s proactive planning for TOD throughout the three decades from the opening of the rail line. [crowded highway photo]Optimizing transit serviceWalkable streetsCommunity amenities and place-making
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Strategy 5: Policy Support at the Federal 
Regional and Local Levels

Inventory of Affordable Housing Created Through Joint  Development

For more information on FTA’s Joint Development 
http://fta.dot.gov/publications/about_FTA_11009.html

Presenter
Presentation Notes
Policy should be coordinated at all levelsAt least 3,418 affordable housing units have been created through transit agency joint development.At least 1, 813 additional units are in various stages of planning and developmentRFP used as competitive process with affordable housing, TOD, smart growth etc. given preference or greater points in selection process.For more information on FTA’s Joint Development http://fta.dot.gov/publications/about_FTA_11009.htmlImage Source: FRESC and Enterprise: Making Affordable Housing at Transit a Reality; Best Practices in Transit Agency Joint Development
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Transportation Funding for Housing

• San Francisco Bay Area MPO: Metropolitan 
Transportation Commission (MTC)
– Housing Incentive Program

• Offers extra transportation funds to 
jurisdictions that commit to creating new high-
density housing near transit

– Transit for Livable Communities Grant Program
• Three components: capital grants, planning 

grants and Housing Incentive Program (HIP)
– Affordable Bay Area TOD Property Acquisition 

Fund ($10 million)
• Acquire land in key TOD sites across the Bay 

Area to preserve and build affordable housing 

www.reconnectingamerica.org

Presenter
Presentation Notes
MTC grants jurisdictions $1,000 per bedroom developed at a density of 25 units per acre, $1,500 a bedroom at 40 units per acre, and $2,000 a bedroom at 60 units per acre. Projects must be within one-third of a mile of a transit stop that has a wait of no more than 15 minutes at rush hour. Projects get an extra $500 per bedroom for affordable units. (Realizing the Potential for Sustainable and Equitable TOD)Transit for Livable Communities Grant program allocates $27M per year to projects that meet smart growth criteria (Realizing the Potential for Sustainable and Equitable TOD)Affordable Bay Area TOD fund: The agreement is that MTC will commit these funds contingent upon the Fund Manager leveraging their dollars 3 to 1 by August 2011.  The RFP is going out for a Fund Manager (a qualified CDFI in the Bay Area) very soon. Several foundations have already expressed strong interest in investing in the fund.Image Source: http://en.wikipedia.org/wiki/Portal:San_Francisco_Bay_Area
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New Interactive Tools

• H+T Index
• www.htaindex.cnt.org
• Mixed Income TOD Action Guide
• www.mitod.org

http://www.htaindex.cnt.org/�
http://www.mitod.org/�
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Housing +Transportation Affordability 
Index

• An interactive tool that measures the true 
affordability of housing based on its location.

• User can find out housing and transportation 
costs in their region.

• Database covers over 330 metro regions
• For more information go to 

www.htaindex.cnt.org

http://www.htaindex.cnt.org/�
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Mixed-Income TOD Action Guide

• A tool for local jurisdictions working to foster 
mixed-income  transit-oriented development 
(TOD) around planned transit stations. 

• Acquire an invaluable set of data that 
describes the demographics and market-
potential of the transit district of interest,

• For more information go to www.mitod.org

Presenter
Presentation Notes
Collecting & analyzing data Coordinating stakeholdersConducting community engagement and involvement  Promoting planning and policy reform 

http://www.mitod.org/�
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Mixed-Income TOD Action Guide
Sample Report

Presenter
Presentation Notes
This is a screenshot of the action guide.  We’re not going to walk through the website itself today, because it would be a little hard to read in PowerPoint form, but I am going to walk you through the steps of the analysis.  Obviously there’s way more detail included in the website than we’ll have time for today, so I  really encourage you to explore the website on your own after this workshop.



Intro 
to

MITOD Building Mixed-Income Communities Near Transit

What Can Transit Do?
• Acknowledge value of mixed-

income communities served 
by transit: preservation and 
creation

• Acknowledge and leverage 
transit’s role as a community 
builder

• Build capacity within agency 
to identify development 
opportunities and real estate 
markets

• Use RFP and RFQ process for     
• joint development and   
• redevelopment 

opportunities
• Develop new partnerships

Presenter
Presentation Notes
Recognize that many of the policy tools are outside of traditional transit agency purview. Transit agencies are now using the RFP/RFQ competitive process to explicitly state an affordable goal, where developers responding with affordable projects or components are given preference in the selection process. Agencies have used competitive RFPs for both land sales as well as long-term land leases. From FRESC and Enterprise research, at least three agencies used land swaps with other government land owners or the private sector. The FTA requires agencies to retain control of transit infrastructure that is sometimes inextricably intertwined with joint development, and because of this requirement and the purblie benefits of capturing the increased value of land at the end of 99 years, several agencies with the strongest track records on affordable housing also reported a preference for long-term land leases over land sales. Source: Making Affordable Housing At Transit Reality: Best Practices in Transit Agencies Joint DevelopmentImage: FTA: http://www.fta.dot.gov/
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QUESTIONS?
COMMENTS?

Presenter
Presentation Notes
[add picture]
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