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Housing as Social Justice: A Brief History

Presented by Dr. Kevin McGruder




For more information
on the history of
Community Land Trusts,
including our own
Arthur E. Morgan’s role,
visit The International
Center for Community
_and Trusts:
nttps://cltweb.org/time

line/

“Our goal is to
create a beloved
community and this
will require a
gualitative change

In our souls as well
as a quantitative
change in our

- DR. MARTIN LUTHER
KING JR.

Published by The King Center on X.
https://x.com/TheKingCenter/status/1334906292645883904
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Yellow Springs Home, Inc. was incorporated in 1995 by Don Hollister, the late Village Council Clerk Deborah Benning,
and Roger Lurie at the recommendation of Village Council, to address rising housing prices.

i i tion is formed is: o o
T urpose(s) for which this corpora _ ) tion is belng formed)
{Weaisii ZEE a blrrir: iut‘ spe{ﬂiﬂc. statement of the nurpose(s) for which thé corporalion is
1 To serve the housing needs of residents of the Yellow Springs
area through any means permissable by law.
2 In all its Corporate actions, Yellow Springs Home , Inc. will seek:
(a) To help long-term Yellow Springs community members remailn
in the area.
(b) To maintain economic diversity im Yellow Springs.
(c) To promote racial integration in Yellow Springs.
{d) To encourage the neighborly relations best -achieved in
a small village.
3 To do such other lawful acts or activities to accomplish its purpose as

contemplated by Section 501 (C) (3) of the Internal Rgvenue gfffﬁff~l?56
and the Nonprofit Corporation laws of the State of Ohio.



The Mission

Strengthening community and diversity in
Yellow Springs and Miami Township by
providing permanently affordable and
sustainable housing through your
Community Land Trust
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Celebrating 25 Years of Local Impact

Serving_Community: 80+ villagers currently housed,
including 25+ children!

Providing homes: 40 homes developed so far -
forever affordable to working class families and
seniors of low-to-moderate income. O foreclosures
since founding

Building_local prosperity: $100,000+ in annual
property tax revenue supports local schools and
public services

Investing_in YS:; $7M+ in local economic
development since founding

Preserving_affordability: 40+ home repair grants -
$450,000+ provided to residents in/around YS

Removing barriers: 75+ clients served annually
through Client- and Community-First programs
(financial coaching, low-interest mortgages,
coalition convening, and more)
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“What Does Affordable Mean, Anyway?”



“What Does Affordable Mean, Anyway?”
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% of AMI 1 Person 2 People 3 People 4 People 5 People 6 People i People 4@ People
100% 365,100 574,400 533,700 392,900 100,400 5107, 800 3115,200 5122700
80% 22,050 529 450 66,200 574,300 530,250 S86, 200 92 150 98,100
50% 32,550 537,200 541,850 546,450 550,200 53,200 557,600 561,350

A Below 50% = Very Low Income
A 50 — 80% = Low-to-Moderate Income

A 80-120% = Middle Income
A 120%+ = Upper Income




Who Lives in Yellow Springs Home, Inc. Housing?
Resident Employers Include: Residents Make a Difference As:
Antioch College/Wellness Center Artists, Writers, & Photographers
Friends Care Community Bakers and Chefs
Village of Yellow Springs Singers, Musicians, & DJs
Nonprofit Organizations Small Business Owners and Workers
Downtown Businesses

L
Public School Teachers and Professors 3
Healthcare and Hospice

BRAE " A
Wellness Instructors D =

Small Businesses Community Volunteers
Colleges and Universities Nurses Aids, Hospice, & Disability Services

@ and 25+ children, many attending
ﬂ Yellow Springs Schools
[ )
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Barriers to Housing Access and Affordability

1. COST

Price (initial and ongoing)

Savings for down payment and closing costs

Access to affordable financing options

Cost of maintaining a home over time/rising housing costs

Too J>o T T

2. KNOWLEDGE
Knowledge of existing resources
Homebuyer education

Too o

3. QUALITY

Health and Safety

Cost of Ongoing Maintenance
Accessibility

Supportive Services

To Jo T T



Is there an affordability problem in Yellow
Springs?

AMore than 350 households on the Yellow Springs
Home, Inc. rental and homebuyer interest lists

AAn estimated 465 households in Yellow Springs are
”HOUSing Cost Burdened” (Yellow Springs Housing Needs Assessment)

APent-up demand for 200+ rental units affordable to
households making less than $50,000/year, and 50+
rental units affordable to households making $50,000
= S75,000/yea I” (Yellow Springs Housing Needs Assessment)



The Urgent and Growing Yellow Springs Affordability Gap

$348 850 2023 Median Home Sale Price in Yellow Springs according to Dayton REALTORS —
: current median listing price as of 2/28/2024 is $429,000 on Realtor.com

Affordability gap as of 12/31/2023

What a three-person family at 80% of
Area Median Income (AMI) can afford

Based on an affordability analysis, we estimate that with a conventional, 30-year fixed
mortgage and 3% down payment, a family of three with a great credit score and no limiting
debt would require an income of $118,000, or 142% of AMI, or nearly $57/hour, to afford

this market rate home, with a monthly housing payment of $2,950 prior to utilities.


https://www.dabr.com/housing-data/#yearly-sales
https://www.realtor.com/realestateandhomes-search/Yellow-Springs_OH

What is a Community Land Trust?

Social Justice and Democracy in Action!



Market-Rate Homeownership
A Most wealth building

A Least Iastln% community
contro affordabmty

Community Land Trust
Homeownership

A Some wealth-building

A Some Iastln? community
contro /affordablllty

Community Land Trust Renting
A Least wealth building

A Most Iastln(r:; community
contro /affordablllty

ATHRIVING VILLAGE BENEFITS FROM LASTING AFFORDABLE HOUSING

In Yellow Springs, the affordability gap between what families and
seniors can afford and the cost of housing is growing. The average

home sale price is out of reach for the average income earner.

\Y,

Community Land Trust for-sale homes are a PROVEN model to
build wealth for first-time homebuyers stepping up from renting,
while keeping housing affordable for future generations. Sellers
often go on to purchase market-rate housing.

\Y,

Community Land Trust rentals provide quality, stable, healthy, safe
housing affordable to families, seniors, and persons with disabilities
at affordable rents. Home, Inc. PROUDLY accepts Section 8.



PERMANENT AFFORDABILITY
PERPETUAL RESPONSIBILITY

PROMOTE success of homeowner
PROTECT affordability of the

home

PRESERVE use and condition of

property

PREVENT loss of public

investment




What does Home, Inc. do?

A Affordable Housing Development and e
Stewardship i
A Community Land Trust Rentals
A Community Land Trust Homeownership
A Ongoing Community Land Trust Stewardship

AClient- and Community-First Programs
A Financial Coaching
A Homebuyer Education
A Low-Interest Mortgages
A Home Repairs
A Post-Purchase Support

A Inclusive and Resilient Yellow Springs
Coalition




i

2023 by the Numbers

V $1,469,017 reserved in competitive state funding for The Casca
V 350+ households on rental interest list

V 60+ new homeownership applications received

V 19 Home Repair Grants provided (approx. $300,000)

V 18 low-interest USDA mortgages packageehmuse including 9
closings (only one was a Community Land Trust purchase)

V12 clients completed 8 hours of HU&pproved Homebuyer
Education

V 3 Peer Consulting Projects: HIT Foundation (Eaton), Oberlin
Community Land Trust, and Dayton Community Land Trust
Steering Committee

V1 Community Land Trust affordable housing resale
V0 foreclosures since founding



Client and Community-
First Programs:

AHomebuyer Education
Alndividualized Financial Coaching

ALow-Interest Mortgages Packaged
In-House

APostPurchase Support and
Foreclosure Prevention

ARental Support Service
Coordination

AMajor Home Repair Grants
Administration

Alinclusive and Resilient Yellow
Springs Coalition Convening




ﬁMy COPD woul“

t hi' s summer wit
conditioning. Breathing Is a whole
lot easier! Good flows both ways.
My partner Carl and | are In the

process of putting together a soup
kitchen In Yellow Springs.

b
h

"WHO'S HUNERYT!

SOUP KITCHEN | I As village legend Gabby Mason

3-7 PM R UNTIL FeoD RuNs ouT!

sald, ‘It’s nice to be nice. Try it!’
Thanks again. o

\ T Jim Zehne,rZ(@




Primary Affiliations of Coalition Members:\
The 365 Project

Village of Yellow Springs

Yellow Springs Community Foundation
Yellow Springs Senior Center

Yellow Springs Public Schools

Yellow Springs Home, Inc.

Antioch College and the Coretta Scott King

Livable, Equitable, Agd-riendly Yellow

Center
@rings /

Inclusive and Resilient Yellow Springs
Coalition Project Highlights

1)

3)

4)

Livable, Equitable, Agd-riendly Yellow Springs
Citizen-Driven Action Plan

= A Sidewalk Clearing & Accessibility
A Health & Safety in Rental Housing
A Welcome Packets for New Villagers
A Life-Long Learning Opportunities
A Black History Markers
A And more!
Affirmative Marketing, Outreach, and
Engagement
A Brochures (200 printed)/coordinate with

realtors
A Outreach to gatekeeper organizations
representing underrepresented
groups/engagement through listening
sessions
Addressing Needs of Local Unhoused Population
A Case management services
A Identify resources for showers/storage
Community engagement through World Cafe
Community Conversations



What does it take to make a project happen?

IDENTIFY & RESPOND TO LOCAL NEEDS

Who is this project going to serve
based on the need? How is the need
identified? How has our constituency

informed the project?

SELL/RENT, FOREVER STEWARDSHIP

Sell or rent homes, enter stewardship phase:
supportive services, partnerships, post-
purchase support, preserve quality and

affordability, forever!

CONSTRUCTION
(THE EASY PART)

PREDEVELOPMENT

Rezoning if needed, environmental

review, financing, grant
applications, civil engineering,
architectural plans, bid documents,
public input, line up contractors,
building permits, insurance, site
maintenance, procure land, etc.

IDENTIFY HOUSING TYPE

What kind of housing will meet
their needs? What can they
afford? What amenities would
improve their quality of life?

IDENTIFY LAND & GAIN SITE
CONTROL

Where might this project happen?
How much does it cost? How does
that fit into the project budget.
Utilities? Zoning? Site control?
Any other issues/benefits?

FUNDRAISE LIKE CRAZY! IDENTIFY FUNDING GAP

How much debt can the affordable

What is the funding gap between
what they can afford and the total

housing.costs support? What is the . R e e —
funding stack? What are the available, as grants and loans, and

governmental, lending, and
philanthropic resources we can
access?

can we get them secured in time?




Mnderate to Middle fﬂc::-n-, os

qery L-‘m],ted State & Federg; Fung
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HOUSING TYPES

* Rentals

* For Sale

* First Time Buyers

* Accessory
Dwelling Units

HOUSING TYPES HOUSING TYPES
* Shelters * For Sale

* Rentals * Rentals

* Accessory

Achievable Dwelling Units

Local Housing Bridge

Funding + Types of Housing at
Various Income Levels




HOW are prOjeCtS funded? Ohio Department of
Glen Cottages Pocket NeighborhOOd Developmental Disabilities

Community Capital Assistance

Sources for 12-Unit $2,081,077 Project o

Federal Home Loan Bank
Afforable Housing Program
($462,000)

22%

Ohio Housing Finance Agency
Housing Development Gap
Funding ($525,000)

25%

Ohio Community
Development Finance Fund

/ (560,000)
3%

20th Anniversary Capital
Campaign ($86,583)

4%

Village of Yellow Springs
New Permanent Debt ($709,494) ($60,000)
34% 3%

Homebuyer Earnest Funds
B Federal Home Loan Bank Afforable Housing Program ($462,000) ($3,000); Huntington ($1,500);
Yellow Springs Home, Inc. cash

m Ohio Community Development Finance Fund ($60,000) contribution ($1,500); Equity at
14 ’

Closing ($22,000)
2%

20th Anniversary Capital Campaign ($86,583)
Village of Yellow Springs ($60,000)




The Cascades: A 32-unit Project Serving Seniors and Families through 22 Rentals and 10 For-Sale Townhomes




Committed Sources for The Cascades Phase | Rentals

5%

W Federal Home Loan Bank - $400,000 - 17%
m Village of Yellow Springs - $70,000 - 3%
Wright Patt Credit Union - $105,000 - 5%
Ohio Housing Finance Agency - $1,469,017 - 63%
® Finance Fund - $30,000 - 1%
m Centerpoint Energy Foundation $25,000 - 1%
B Department of Developmental Disabilities - $200,000 - 9%
B The Dayton Foundation - $25,000 - 1%
M YSHI Equity - $500 - 0%



A Special Thank You to the Senior
Housing Working Group!
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Upcoming EventsI

> e The Date!

- ; v Yellow Springs
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$AT 9/28 = 7 '30-10:30 PM
- GLEN. HELEN VERNET BUILDING.

- Mus:c FOOD RAFFLE DRINKS
‘$30 PRESALE/ $4o AT THE'DOOR

More Info Coming Soon'



How can | get more involved?

AHomebuyer Program

A (includes low-interest mortgage
packaging, homebuyer education,
and financial coaching)

ARental Interest List y
AReferrals and word of mouth

ABecome a member of YOUR
Community Land Trust!

Together, we can do more!




LOVE
AND
THANKS
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Group Exercise

Imagine, in 15 years, we
have fully completed our
mission, which is to
strengthen community and
diversity in Yellow Springs
through permanently
affordable and sustainable
housing through our
Community Land Trust.




	Slide 1
	Slide 2
	Slide 3: Housing as Social Justice: A Brief History 
	Slide 4: For more information on the history of Community Land Trusts, including our own Arthur E. Morgan’s role, visit The International Center for Community Land Trusts: https://cltweb.org/timeline/   
	Slide 5
	Slide 6: The Mission
	Slide 7: Celebrating 25 Years of Local Impact 
	Slide 8
	Slide 9: “What Does Affordable Mean, Anyway?”
	Slide 10: “What Does Affordable Mean, Anyway?”
	Slide 11
	Slide 12: Barriers to Housing Access and Affordability 
	Slide 13: Is there an affordability problem in Yellow Springs? 
	Slide 14
	Slide 15: What is a Community Land Trust? 
	Slide 16
	Slide 17: Permanent Affordability = Perpetual Responsibility
	Slide 18: What does Home, Inc. do? 
	Slide 19: 2023 by the Numbers 
	Slide 20: Client and Community-First Programs: 
	Slide 21
	Slide 22: Inclusive and Resilient Yellow Springs Coalition Project Highlights 
	Slide 23: What does it take to make a project happen?  
	Slide 24
	Slide 25
	Slide 26
	Slide 27
	Slide 28: A Special Thank You to the Senior Housing Working Group!  
	Slide 29: Upcoming Events!
	Slide 30: How can I get more involved? 
	Slide 31
	Slide 32: Group Exercise 

