
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Saturday, November 10, 2018  

8:00 a.m. – 5:00 p.m. 

Manuel J. Maloof Auditorium 

1300 Commerce Drive, Decatur, GA 
 



 

 

H o u s i n g  S u m m i t  
P l a n n i n g  C o m m i t t e e  

 
Peggy Merriss, City Manager 
City of Decatur 
 
Andrea Arnold, Asst. City Manager 
City of Decatur  
 
Bill Bolling, Founder 
Atlanta Regional Housing Forum 
 
Paula Collins, Member 
Decatur Better Together Advisory Board 
 
Scott Doyon, Member 
Decatur Planning Commission 
 
Douglas S. Faust, Executive Director 
Decatur Housing Authority 
 
Peg Geronimo, Member 
Decatur Lifelong Community Advisory Board 
 
Linda Harris, Chief of Civic Engagement 
City of Decatur 
 
Lee Ann Harvey, Lifelong Community Mgr. 
City of Director 
 
Ash Kumar, City Management Fellow 
City of Decatur 
 
Renae Madison, Communications Specialist 
City of Decatur 
 
Lyn Menne, Asst. City Manager 
City of Decatur 
 
Hugh Saxon, Deputy City Manager 
City of Decatur 
 
Angela Threadgill, Planning Director 
City of Decatur 
 
Andre’ Westbrook, Planning Intern 
City of Decatur 
 
Special Thanks to the following contributors: 

 
Ann Carpenter, Federal Reserve Bank of Atlanta 
 
Marisa Ghani, Atlanta Regional Commission 
 
Daniel W. Immergluck, Georgia State University 
 
Sarah Kirsch, Urban Land Institute – Atlanta 
 
Alicia Philipp, Community Foundation for Greater 
Atlanta  

 
 
 

 

 



 
TODAY’S PROGRAM 

8:00 a.m. Regis tra t ion  Check - in  and Cof fee  Socia l  

8:45 a.m. Welcome from Mayor  Pa t t i  Garre t t  

 Opening by B i l l  Bo l l ing ,  Moderator  

9:00 a.m. Act iv i ty #1:  Icebreaker  

9:25 a.m. 
Bui ld ing a  Contex t  for  Af fordable  Hous ing   
Ann Carpenter ,  Federa l  Reserve  Bank o f  At lanta  

10:00 a.m. Act iv i ty #2:  Myth  Busters  o f  Af fordable  Housing  

10:15 a.m. 
Cost  Considera t ions  to  Deve lop Hous ing   
R ichel le  Pa t ton,  Tapest ry Deve lopment  Group  

10:45 a.m. Act iv i ty #3:  Real i ty Check on Housing Costs   

11:30 a.m. Catered Lunch 

12:30 p.m. 
Affordable  Hous ing Tool s  and Innovat ive  So lu t ions  
Sarah  Kirsch,  Urban Land Ins t i tu te  –  At lanta  
Er ic  Kronberg ,  Kronberg  Wal l  Arch i tec ts  

1:30 p.m. Act iv i ty # 4:  Af fordable  Hous ing Toolbox  

2:15 p.m. Break  

2:30 p.m. Act iv i ty # 5:  Creat ion  o f  Ac t ion  Plans  

3:45 p.m. Act iv i ty # 6:  Repor t  Outs  

4:45 p.m. Closing Remarks by B i l l  Bo l l ing  



 
TODAY’S OBJECTIVES  

 

Objective #1 
 

CONTEXT 

We will establish a shared understanding of Decatur’s housing 
context – past efforts, present challenges and opportunities, 
and available resources and partners. 

Objective #2 
 

UNITY 

We will define affordability as it relates to our community – 
establishing who, across the economic spectrum is 
underserved by Decatur’s housing opportunities and 
committing ourselves to diverse efforts on their behalf. 

Objective #3 
 

ACTION 

We will explore existing and potential housing, zoning and 
policy strategies to effectively broaden our inclusivity and 
provide attendees from practitioners to advocates to resident 
supporters, with ways to contribute to Decatur’s future 
affordability. 

 
 

TODAY’S PRESENTERS 
 

                   

 
 

Bill Bolling 
Moderator 

Atlanta Regional 
Housing Forum 

 

Ann Carpenter 
Federal 

Reserve Bank 
of Atlanta 

 

Sarah Kirsch 
Urban Land 

Institute-Atlanta 

 

Eric Kronberg 
Kronberg Wall 

Architects 

 

Richelle Patton 
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Development 
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BILL BOLLING is the founder and moderator of the Atlanta Regional Housing 

Forum. Bill served as executive director of the Atlanta Community Food Bank since 

founding the organization in 1979 until June 2015. As charter member of Feeding 

America, the national network of food banks, Bill was instrumental in the start-up of 

food banks across the country. He is a frequent speaker on topics related to 

hunger, poverty, regionalism, affordable housing, and public policy reform. Contact 

at billbolling@foodwellalliance.org 

ANN CARPENTER is a senior community and economic development adviser at 

the Federal Reserve Bank of Atlanta, specializing in housing and neighborhood 

revitalization. Her recent work includes strategies to increase the production of 

mixed-income housing. Prior to joining the Atlanta Fed, Ann was a senior research 

associate at the Georgia Tech Research Institute (GTRI). There, she specialized in 

the areas of community resilience, emergency management planning, and 

sustainability. Contact at ann.carpenter@atl.frb.org 

SARAH KIRSCH is the Executive Director of ULI Atlanta, one the largest and most 

active district councils of the Urban Land Institute.  ULI provides leadership in the 

responsible use of land and in creating and sustaining thriving communities. Sarah 

began working with ULI Atlanta in 2012 as Director of the Center for Leadership 

and Director of the Livable Communities Council. Prior to joining ULI, Sarah spent 

twelve years with RCLCO (Robert Charles Lesser & Co.), the nation’s leading 

independent real estate advisory firm. Contact at sarah.kirsch@uli.org 

ERIC KRONBERG is a principal and Co-founder of Atlanta-based firm Kronberg 

Wall Architects with partner Adam Wall. He leads the firm’s pre-development 

efforts by combining skills in planning, development, architecture, and zoning. His 

work with Kronberg Wall, Incremental Development Alliance, Congress for the New 

Urbanism, Georgia Conservancy, and the Atlanta Bicycle Coalition has solidified 

his stance as an advocate for walkable and bikable communities. Contact at 

ekronberg@kronbergwall.com 

RICHELLE PATTON has been in the affordable housing development field since 

1994 and is now a Principal at Tapestry Development Group where she provides 

development consulting to owners and housing authorities, with a specialty in 

HUD’s Rental Assistance Demonstration (RAD) program. Shelly has been involved 

in the development or preservation of over 9,000 housing units. She serves as 

Subject Matter Expert in creative financing programs and policies for affordable 

housing development. Contact at richellepatton@tapestrydevelopment.org 

http://tapestrydevelopment.org/tapestry_developments.html


 
GLOSSARY OF HOUSING TERMS 

 
ASSISTED HOUSING – Any housing development which 
has received some form of public subsidy from local, state 
or federal sources, typically to support the creation of 
affordable housing units. 

NATURALLY OCCURRING AFFORDABLE HOUSING 
(NOAH) – rental housing units that are affordable, without 
public subsidy support, to people living at or below median 
income for that area.   

COST BURDENED HOUSEHOLD – A household 
spending more than 30% of their income on housing. A 
Severely Burdened Household is spending more than 
50% of their income on housing. 

PROJECT-BASED RENTAL ASSISTANCE (PBRA) – 
Housing developments in which the private owners have 
contracted with HUD to rent some or all of the units to low-
income families.  

FAIR MARKET RENT (FMR) – The maximum rent which 
can be charged for an affordable unit at either a 60% or 
80% of AMI.  FMRs are determined annually by HUD and 
primarily used to determine standard amounts for housing 
assistance. 

SPECIAL NEEDS HOUSING – Service-enriched housing 
developments for those who have special requirements, 
such as the elderly, persons with physical, mental, or 
behavioral disabilities, persons with medical needs, and 
persons with alcohol or drug addictions.  

INCLUSIONARY ZONING – Municipal and county zoning 
ordinances that require a specific share of new 
construction be affordable for households with low to 
moderate incomes. This integration of affordable units into 
market-rate projects creates mixed-income communities, 
where households of different income levels have access 
to the same community services and amenities. 

SUBSIDY – grants provided by the government, usually 
awarded to nonprofit organizations, to reduce the 
construction costs of affordable housing units 

LOW INCOME HOUSEHOLD – Defined by HUD as those 
households whose incomes do not exceed 80% AMI. This 
measure can be adjusted to account for family size.  Very 
Low Income Households do not exceed 50% AMI. 

TRANSIT-ORIENTED DEVELOPMENT (TOD) – A type of 
development that includes a mixture of housing, office, 
retail and/or other amenities integrated into a walkable 
neighborhood and located within a half-mile of public 
transportation. Equitable TODs actively seek to create or 
preserve a mix of incomes and amenities within the 
development. 

LOW INCOME HOUSING TAX CREDIT (LIHTC) – ‘lye-
tech’ – tax abatement offered to developers planning on 
creating or rehabilitating affordable housing units 

VOUCHERS – The Housing Choice Voucher program is 
administered by local public housing agencies on behalf of 
HUD to assist very low income families, the elderly, and 
people with disabilities by paying a housing subsidy 
directly to the landlord; the participant pays the difference 
between the actual rent charged and the amount 
subsidized by the program.  

MISSING MIDDLE HOUSING – range of multi-unit or 
clustered housing types compatible in scale with single-
family homes, which includes duplex, triplex, carriage 
houses, accessory dwelling units, whether for rent or for 
sale. 

WORKFORCE HOUSING – Housing for those who earn 
too much to qualify for affordable housing programs, yet 
cannot afford the average market rate. These households 
generally have incomes between 60 to 120 percent of AMI. 

MODERATE INCOME HOUSEHOLDS – Defined by HUD 
as those households whose incomes are near the area’s 
median (80 to 120 percent of the median). This measure 
can be adjusted to account for family size. US Census 
Bureau defines as 80% of median. 

ZONING OVERLAY – A zoning district applied over one or 
more previously established zoning districts, which sets for 
additional or stricter standards and criteria for the covered 
properties. These can be used to provide incentive zoning 
or requirements for affordable housing. 

 
Source: Coalition for Diverse Decatur; Sara Patenaude, PhD, and Fonta High, LPC, NCC, MAC 



 



 

 

Written by 

PAUL DONSKY 
 



 



 
 

SPECIAL THANKS TO:  
 
 
 
 
 
 

  

 

 

  

 

 

 

 

STAY CONNECTED ON DECATURNEXT.COM 
SPEAKER VIDEOS, PHOTOS, AND SUMMARIES OF THE  
DECATUR HOUSING SUMMIT WILL BE POSTED HERE. 

     @downtowndecatur                 #decaturhousingsummit 
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