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Programs/ 
Initiatives ● Research: Connection Btwn Health & Housing

○ Kinder Institute for Urban Research
○ Health Equity Collective

● Research: Houston Housing Data Fact-Finding
○ Kinder Institute for Urban Research

● Event: HHC Annual Housing Conference
○ National Fair Housing Alliance 

● Event: Bankers Fair
○ Varying different Financial Institutions as 

sponsors
● Mayoral Candidate Forums on Housing Issues







Special
3pm - 5:30pm

Post Conference Celebration/ Pre-Astros Warm-up!!
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ALLIANCE

IN PARTNERSHIP WITH



HHC‘s 
Purpose in 

the HTX 
Housing 

Space



● 9:00   WELCOME

● 9:30   CURRENT STATE OF HOUSING

● 11:00 SUSTAINABLE FINANCING OPTIONS

● 12:15 KEYNOTE SPEAKER & LUNCH

● 1:45   ADVOCATING FOR CHANGE

● 2:45   CLOSING REMARKS
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Current State of Housing
Panel Discussion:  Does Houston have an affordable housing crisis?

Moderator
Laolu Davies-Yemitan, 5 Woods Development & CT Member

Panelists
• Luis Guajardo, AICP, Kinder Institute for Urban Research (State of Housing Report: City of 

Houston) 
• Ira Goldstein, The Reinvestment Fund (Market Value Analysis: City of Houston) 
• Dr. Adrienne Holloway, Harris County Community Services Dept. (“My Home is Here” Report: 

Harris County Housing Report)



Gap between price renters could afford and actual 
home prices grew by $100,000

Home 
ownership 
out of reach

Source: U.S. Census Bureau, 5-Year Estimates 2011 and 2020, and Houston Association of Realtors. 

+$100,000



500,000 of households in Harris County have 
difficulty affording their homes today [51% of all 
renters].Who is 

Housing Cost 
Burdened? 

Source: US Census Bureau, ACS 2015-2019, 5-Year Estimates and tabulation of Bureau of Labor Statistics top 25 
occupations in Harris County. 

176,000 168,000 94,000 62,000
Households Households Households Households



Market failures and public sector support is 
insufficient. There is a shortage of affordable homes 
available to lower-income households.

Why are so 
Many Cost 
Burdened? 

Source: Demand distribution based on 2019 American Community Survey (ACS) data. Supply based on 2019 
ACS data and market study conducted by Community Development Strategies for the My Home is Here housing 
study. 



Harris County is a national leader in evictions. Those 
evictions have an economic impact that are often 
overlooked.The High Cost 

of Evictions City/County Filings Last Week 
(Sept 2022)

Filings Since March 
2020

New York, NY 1,329 152,498

Houston, TX (Harris) 1,114 115,044

Phoenix, AZ 462 108,319

Las Vegas, NV 1,155 82,953

Dallas, TX 685 63,887

Fort Worth, TX 577 60,222

Source: Eviction Lab, Princeton University. Accessed 9-20-2022. 

• 36,448 eviction filings filed in 2022.  

• 1 in every 22 rental households faced an eviction filing in 
Harris County.   

• $240 million annually in downstream costs due to 
evictions in 2019.



Evictions are commonplace in working-class suburbs. 
Places like Alief, Greenspoint, Baytown, Gulfton, 
Pasadena, Westchase, and Uptown.

The 
Geography 
of Evictions



Takeaways

• Housing insecurity is a threat to the economic and social 
outcomes of the region. 

• Harris County’s housing production targets are a promising 
investment commitment…

• ….but funding is limited and requires collaboration across 
all sectors (i.e. public, private, philanthropic, nonprofit, etc.).  

• “Missing middle” reforms and integrated planning are 
underway but  more is needed to ensure deep and lasting 
affordability.



Report and Data 
Available 

Visit the project site at myhomeishere.org for 
the report. Go to ‘resources’ and find the final 
report. 



Other Housing Reports



Houston Housing Data Conference
October 28, 2022

Market Value Analysis (MVA): Houston



The Market Value Analysis

The Market Value Analysis (MVA) is a tool to help 
residents and policymakers identify and understand the 
elements of their local real estate markets. It is an 
objective, data-driven tool built
on local administrative data and 
validated with local experts.
With an MVA, public officials and 
private actors can more precisely 
target intervention strategies in 
weak markets and support 
sustainable growth in stronger 
markets.



Housing Market Indicators

Property Value 
and Investment

Median Home 
Sales Price

Median price of homes sold, 
2020-2022

Purchased records from Data Axle

Home Price 
Variance

Coefficient of Variance of 
home prices, 2020-2022

Purchased records from Data Axle

New Construction Permits for single- and multi-family 
construction, 2020-2022

Department of Planning and Development

Renovation 
Permits*

Permits for single- and multi-
family renovation, 2020-2022

Department of Planning and Development

Blight, Distress, 
and Vacancy

Foreclosure Filings Foreclosure filings as a share of homeowners, 
2018 – 2022

Constables’ Foreclosure Auction Daily Court Review 
Records

Housing Vacancy* Homes with signs of vacancy (low water usage, water shut offs, 
demolished buildings, dangerous buildings, code violation), 2022

Department of Planning and Development, 
Department of Neighborhoods, Houston Water

Housing Stock and 
Land Use

Owner Occupancy Owner Occupied Homes, 
2015 – 2019

American Community Survey, Five-Year Estimate

Subsidized Housing Units in LIHTC, HCV, and HHA housing as a share of households 
(excluding elderly developments), 2022

Houston Housing Authority

Land Use Commercial and industrial land as a share 
of land area, 2016

Houston-Galveston Area Council

*Indicator is new or modified from 2016 MVA



The MVA Process

Lessons from 15+ years of experience

Acquire local administrative 
data and geocode to Census 
block group geographies.

1

Manually inspect areas for 
conformity with local 
experts to assess fit

4

Manually inspect and 
validate data layers by 
driving the area.

2

Alter parameters; re-solve 
and re-inspect until model 
accurately represents area

5

Use statistical cluster 
analysis to identify areas 
with common attributes.

3

Summarize and describe 
the characteristics of each 
market

6
Iterative

Validating Data is Critical. 

Researchers must 
systematically visit and 
observe neighborhoods in 
the city to understand the 
data and final model.

One Size Does Not Fit All.

MVA components and 
models share some 
similarities across cities but 
must be customized to the 
unique traits of each city.

Integrate Local Knowledge. 

All models are tested with 
local experts to incorporate 
qualitative feedback from 
each geography.

Geographic Scale Matters.

MSA and Census tract 
geographies are too large 
to accurately reflect the 
nuances of local real estate 
markets.



MVAs in Action: How Cities Use the MVA
▪ Component of a local land banking strategy (Phila., NOLA, Pittsburgh, Wilmington)
▪ Guide capital budget (Detroit)

▪ Focus code enforcement (Phila., Baltimore, Indianapolis, NOLA)

▪ Benchmark quality of life measures (Phila.)

▪ Equitable development strategy (DE/DSHA)▪ Target statewide Strong Neighborhoods Revolving Loan Fund (DE/DSHA)
▪ Inform LIHTC QAP (DE/DSHA)

▪ Develop CDBG ConPlan / Comprehensive plan (Detroit, Wilmington, St. Louis, Richmond, Dallas)

▪ Assessment of Fair Housing (Phila., Richmond)

▪ Assess changes in the market over time (Phila., Baltimore, Pittsburgh) 
▪ Evaluate development opportunities (Pittsburgh, Phila., Houston, Detroit, St. Louis, cities in NJ)

▪ Target demolition and acquisition activities (Baltimore, Phila., Detroit, NOLA)

▪ Select transformative tipping point projects (Phila., Baltimore, Pittsburgh, NOLA)
▪ Engage partners – philanthropic, non-profit, government – in coordinated efforts to rebuild 

neighborhoods (Baltimore, Milwaukee, NOLA)

▪ Guide federal Neighborhood Stabilization Program Investment (States of 



Houston’s 2016 Market Value Analysis



Displacement Risk Ratio



The concern driving this 
approach to measure is the 
involuntary aspect of 
displacement.

Measuring Resident Displacement Risk

Households forced to leave their 
neighborhoods due to circumstances 
beyond their control (e.g., rising taxes, 
rent increase, condo conversion). 
Assumes housing should be 
close to 3x family income 
(following HUD guidelines). 

The analysis identifies areas 
where current housing prices 
are be unaffordable to long-
term residents.

Healthy neighborhoods should be 
stable or follow regional trends. Areas 
with rapid increases (or decreases) in 
ratios signal potential concern.

Examines ratio of a long-term 
residents’ income to current 
housing prices to spotlight 
areas of concern.

Our Approach to Measuring Housing Market 
Pressure and Resident Displacement Risk



Displacement Risk Ratio (DRR)

Average Sale Price (Year 1 & Year 2)
________________________________

Median Family Income (inflation adjusted 
to appropriate year)

Displacement Risk 
Ratio 

(DRR) = 



Identifying Types of Market Stress

DRR Trends in Three Philadelphia Neighborhoods

While Each Neighborhood Could Have Affordability 
Challenges, Neighborhood #1 Has the Highest Risk of 
Resident Displacement 

MVA Classifications and DRR Categories

Middle and Weaker Markets Experiencing High 
Pressure (Rising DRR) or Lagging Pressure (Falling 
DRR) Are Often Priority

Highest Immediate 
Concern for Price-

Based Displacement Concern for Housing 
Market Decline & 

Disinvestment



Philadelphia Home Appraisal Bias Task Force 
Report and Recommendations
https://www.reinvestment.com/insights/philadel
phia-home-appraisal-bias-task-force-report-and-
recommendations/

New Research from Reinvestment Fund

Ira Goldstein,
President Policy 

Solutions
Ira.Goldstein@reinvest

ment.com

Jacob L. Rosch, 
Senior Policy Analyst

Jacob.Rosch@reinvest
ment.com

Emily Dowdall,
Policy Director

Emily.Dowdall@reinves
tment.com

Marci Monaco-Vavrik,
Policy Analyst

Marci.Monaco-
Vavrik@reinvestment.com

Evidence-Based Policy Making: Six Research-
Based Strategies to Stabilize Neighborhoods
https://www.reinvestment.com/insights/eviden
ce-based-policy-making/

Investor Home Purchases and the Rising Threat 
to Owners and Renters: Tales from 3 Cities
https://www.reinvestment.com/insights/investor
-home-purchases-and-therising-threat-to-
owners-and-renters-tales-from-3-cities/
Barriers to Homeownership: Observations and 
Experiences of Prospective First-Time 
Homebuyers in the Commonwealth of 
Pennsylvania
https://www.reinvestment.com/insights/barriers-
to-homeownership/

https://www.reinvestment.com/insights/philadelphia-home-appraisal-bias-task-force-report-and-recommendations/
mailto:Ira.Goldstein@reinvestment.com
mailto:Jacob.Rosch@reinvestment.com
mailto:Emily.Dowdall@reinvestment.com
mailto:Marci.Monaco-Vavrik@reinvestment.com
https://www.reinvestment.com/insights/evidence-based-policy-making/
https://www.reinvestment.com/insights/investor-home-purchases-and-therising-threat-to-owners-and-renters-tales-from-3-cities/
https://www.reinvestment.com/insights/barriers-to-homeownership/




Harris County’s Housing Needs Assessment 
and 10-Year Strategy
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Sustainable Financing Options
Panel Discussion:  Innovative Financing Options?

Moderator
Laura Jaramillo, LISC Houston

Panelists
• Christina Stoneham, Houston Land Bank 
• David Steinwedell, Austin Housing Conservancy Fund
• Jonathan Campbell, Washburn Companies



Austin Housing Conservancy’s Investor Deck - 22 Pages
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Keynote Address
An in-depth look at the affordable housing plan for the City of 
San Antonio, Texas

Keynote Speaker
Mark Carmona, Chief Housing Officer, City of San Antonio

Mark oversees the implementation of the city’s plans to 
address affordable housing and homelessness. Under his 
leadership, the city will deploy a more coordinated approach 
to housing affordability, addressing homelessness and long-
term housing solutions.



A CASE FOR 
HOUSING 
AFFORDABILITY

MARK CARMONA

CHIEF HOUSING OFFICER – CITY OF SAN ANTONIO

HOUSTON HOUSING COLLABORATIVE

OCTOBER 28, 2022



A CALL TO ACTION

● Development project experience of displacement and the impact it had on 
residents (homelessness, mental health issues, etc.)

● Need a comprehensive, compassionate housing policy that is inclusive, in all 
areas of town, that puts people first while dealing with issues of displacement 
and the positive and negative impacts of gentrification.

● As we grew the table, the scope grew with it. We invited people who had 
participated in Housing Policy Framework development, neighborhood 
leaders, CHDOs, homelessness service providers, developers, lenders, 
advocates- and did our best to nurture spaces of collaboration and co-
authorship. 

● Community involvement is critical. Need to provide people with the tools to 
hold people accountable. The issue was not created overnight, so solutions 
will take time



HOUSING POLICY FRAMEWORK

● Task Force’s charge and responsibility to create a comprehensive and 
compassionate housing policy framework that “allow(s) residents to live with 
dignity, age in place, rehabilitate their housing, and preserve the integrity of their 
neighborhoods”. 

● A key finding was that housing should be considered an infrastructure service like 
water, electricity and transportation. Executive level position and system 
engagement

● Many pressing issues affecting people’s lives—from the reduction in 
homeownership to the lack of affordability in rental units, from homelessness to the 
regulatory barriers impacting affordable housing construction, and from an aging 
housing stock to concerns over property taxes. 

● Our city is experiencing more severe housing insecurity and affordability challenges 
than ever before. With housing costs increasing at a much faster rate than incomes, 
people have no choice but to live far from where they work, families are displaced 
and destabilized, and students suffer in school. All of this impacts the City’s 
economic gain and San Antonio’s future. 



STRATEGIC HOUSING IMPLEMENTATION 
PLAN (SHIP)
● SHIP didn’t start as a strategic housing plan, it started only to recalibrate our 

goals. We had set a target of 18,600 units in 10 years and realized we had 
more than half of that in our pipeline only 2 years into implementation of the 
Housing Policy Framework.

● What forms a strong, effective, and comprehensive housing plan? The most 
effective ones are co- developed. Key elements of success- vision, 
community buy-in, high-level leadership championing it, and now, continued 
follow up. 

● The SHIP is many things to many people, but it is not all things to all people. 
We made an intentional shift to focus our work on the biggest gap in the 
market- 0-30% AMI. There are folks still in community who don’t believe we 
are doing enough, and there are others who think we took it too far. We 
navigate this tension in part by highlighting specific strengths of each tool 
within the plan to show that some work best for certain AMIs.



STRATEGIC HOUSING IMPLEMENTATION 
PLAN (SHIP)
● The Strategic Housing Implementation Plan (SHIP) is a key part towards 

achieving the vision of quality, accessible, affordable housing choices for all 
San Antonio households. Today, 95,000 households in Bexar County are cost 
burdened spending more than 30% of their take home pay on housing

● The SHIP is a 10-year plan to stabilize these households by preserving our 
existing affordable housing, creating new affordable options, and leveraging 
tools like Housing Choice Vouchers and workforce development programs to 
boost incomes. The plan calls for building or preserving over 28,000 
affordable homes over the next 10 years, an increase of nearly 10,000 homes 
over previous goals



WHAT IS THE SHIP?

A shared vision for housing affordability in 
San Antonio through:

• A new definition of affordability

• New production & preservation 
goals focused on households with 
the lowest incomes

• A 10-year funding outlook

• 36 strategies sourced from many 
different plans & initiatives



HOUSEHOLDS MOST AT-RISK BY AREA MEDIAN 
INCOME (AMI)



SHIP APPROACH

Affordabl
e Housing

Job 
Training

Public 
Assistance

Private 
Sector

25,898 
Units

2,590 homes/year

17,210 
Households

1,720 households/year

28,094
2,809 homes/year

23,798 
Households
2,380 households/year

95,000
Households most at-

risk for housing 
instability



WHAT, WHO, AND HOW:
• Public Assistance

• Housing Choice Vouchers or HOPWA
• Benefits Navigation

• Job Training
• SA Ready to Work
• Community jobs training programs

Increase 
household 
wages or 
subsidize 
incomes

• Production/Preservation
• Gap financing, tax credits
• Owner-occupied repair, Rental 

rehab
• Private sector Development

• ADUs and home-sharing 
• Unsubsidized affordable housing (UDC)

Produce and 
preserve 
more           
income-
restricted 
units



WHAT WILL BE TRACKED?
Intervention Target Metric Responsible Party

Public 
Assistance

17,210 # of housing vouchers provided to 
new households, # of households 
assisted through benefits navigation

SAHA, City of San Antonio 
NHSD, Bexar County and 
DHS

Job Training 23,798 # of individuals assisted through 
Ready to Work & partner agencies

City of San Antonio Ready 
to Work Program

Affordable 
Housing

28,094 # of units produced, preserved, or 
made more affordable

City of San Antonio NHSD, 
SAHA, Bexar County, and 
SAHT

Private Sector 25,898 Permits, UDC amendments City of San Antonio NHSD



NEW PRODUCTION & PRESERVATION GOALS 
BY AMI

28,09
4New or Preserved 

Homes by 
Maximum AMI 

Served

0-30% AMI  |  $ 
22,400
13,592 Homes
31-50% AMI  |  $33,200
6,990 Homes

51-60% AMI  |  $44,820
2,516 Homes

61-80% AMI  |  $59,700
3,196 Homes

81-100% AMI  |  
$74,700
900 Homes
101-120% AMI  |  
$89,550
900 Homes

Income limits shown are for a 3-person household.

Includes:
• 1,000 Permanent 

Supportive Housing 
units

• 1,200 age-restricted 
homes for older 
adults



RECALIBRATED TARGETS

FY 2022- FY 2031

• Includes 1,000 units of Permanent Supportive Housing
• ** Production at 61-80% AMI will be tracked for informational purposes, but not counted towards the City's targets
• *** Homeownership production below 60% AMI will be tracked

HOMEOWNERSHIP RENTAL

Household
AMI

Production Preservation Production Preservation

0-30% AMI 0 5,786 6,897* 909
31-50% AMI 0 3,200 2,653 1,137
51-60% AMI 0 1,000 1,061 455
61-80% AMI 650*** 500 0** 2,046
81-100% AMI 650 250 0 0
101-120% AMI 650 250 0 0

Sub Totals
1,950 10,986 10,611 4,547

12,936 15,158
Grand Total 28,094



10 YEAR FUNDING PLAN

$3.37 
BIncluding: 

$1.07 B locally-directed funds &
$2.3 B in leveraged funds

Leveraged Funds | $2.3B

These sources include the primary 
funding for affordable housing 
projects including housing tax 

credits, HUD 221(D)(4), 
conventional debt, and private 

activity bonds.

2022 Housing Bond | 
$150M

2027 Housing Bond | $150M

Affordable Housing Budget | 
$277.3M
HOME ARPA | $18M

Tax Increment Reinvestment Zones | 
$170MSAHT Funding Rounds | $35M

Tax Exemptions | $159M

SAHA Federal Capital Funds | $114 M



Housing 
Policy 
Framewo
rk Focus 
Areas

Develop A Coordinated Housing System

Increase City Investment in Housing

Increase Affordable Production, Rehabilitation, & 
Preservation
Protect & Promote Neighborhoods

Ensure Accountability to the Public

36 Total Strategies



SYSTEM INTERSECTION WITH HOUSING

● Social Determinants of Health – conditions in the environment where people are born, live, learn, 
work, play, worship, and age that affect a wide range of health, functioning, and quality of life 
outcomes and risks – Economic Stability, Education Access and Quality, Health Care Access and 
Quality, Neighborhood and Built Environment, Social and Community Context

○ Workforce
○ Healthcare
○ Transportation
○ Economic Development
○ Human Services
○ Faith Communities



2022 HOUSING BOND



PROGRAMS AND TARGETS
Homeownership rehabilitation and preservation to include minor repair and 
remediation of code violations with a priority for homes at risk for demolition for 
households making up to 50% prioritizing 30% of the Area Median Income and below.

$45 M

Rental housing acquisition, rehabilitation, and preservation to prioritize public 
housing & income-based housing for households making up to 30% of the Area 
Median Income.

$40 M

Permanent Supportive Housing for people experiencing homelessness to facilitate a 
housing first approach in line with HUD guidance. $25 M

Rental housing production and acquisition to prioritize public housing/income-
based housing for households making up to 50% AMI with a priority for 30% of the 
Area Median Income.

$35 M

Homeownership production for households making up to 80% of the Area Median 
Income prioritizing households making 60% and below of the Area Median Income. $5 M



PUBLIC INFORMATION AND EDUCATION 
CAMPAIGN
● New Narratives – How are we connecting housing issues to the chief 

concerns of public audiences?

● New Frames – Framing can help. Affordability frame leads people to think in 
terms of personal budgets and individual responsibility.  An availability frame 
points people to the role of public policy in providing access

● Community Engagement – NIMBY to YIMBY

● Long-Term View

● Targeted Campaigns



QUESTIONS??

Mark Carmona
Chief Housing Officer

City of San Antonio
(210) 965-4765

mark.carmona@sanantonio.gov

mailto:mark.carmona@sanantonio.gov


Mrs. Aja Edwards
1st Annual HHC Housing Conf, Chair



Mr. Paul Charles
HHC Coordinating Team Member
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○ Kinder Institute for Urban Research
○ Health Equity Collective

● Research: Houston Housing Data Fact-Finding
○ Kinder Institute for Urban Research

● Event: HHC Annual Housing Conference
○ National Fair Housing Alliance 

● Event: Bankers Fair
○ Varying different Financial Institutions as 

sponsors
● Mayoral Candidate Forums on Housing Issues
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Advocating for Change
What’s Next?  Advocating for Change and Getting Results!

Moderator
Amanda Timm, Amanda Timm Consulting

Panelists
• Laila Khalili, Houston in Action
• Monika Graham, Alliance for Justice 
• Chrishelle Palay, HOME Coalition



Bolder Advocacy’s Top Resources



CLOSING 
REMARKS
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