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Purpose
Concerns of gentrification and displacement of its 
senior, legacy residents, as well as a desire to retain 
its more affordable historic housing stock and establish 
additional local historic districts, prompted the City of 
Decatur to explore the development of a housing 
rehabilitation program. The City applied through ARC’s 
Community Development Assistance Program  
to gain a deeper understanding of its local housing 
conditions – including the average median income of 
each neighborhood, location of demolitions  
in the last decade, and change in median sale price 
over a five-year period – as well as the steps to 
implementing a successful housing rehabilitation 
program to retain its legacy residents and preserve  
its more affordable historic residential resources. 
Through the process, the City gained an understanding 
of the many considerations involved in developing a 
housing rehabilitation program, from funding source to 
qualified repairs. 

In addition to a community engagement summary, 
existing conditions analysis, and preliminary findings 
matrix, this document includes a series of 
recommendations by which a housing rehabilitation 
program may be established. A suggested timeframe, 
lead and support personnel, and starting steps and 
resources is specified for each recommendation. 
Though the specific recommendations are for the 
development of a short-term loan program for 
Decatur’s lower-income, senior residents, the additional 
information found within each recommendation can be 
used for expansion of the program, such as the 
establishment of a grant for emergency repairs or  
loan as an incentive for the establishment of a local 
historic district. 

INTRODUCTION
AUGUST 2020
 -Project Kick-Off with Monthly 
PMT Meetings

JANUARY 2021
 -Existing Conditions Memo
 -Steering Committee Meeting #1
 -Stakeholder Phone Interviews

FEBRUARY 2021
 -Preliminary Findings Memo
 -Steering Committee Meeting #2
 -Stakeholder Phone Interviews

APRIL 2021
 -Final Recommendations Memo
 -Steering Committee Meeting #3

MAY 2021
 -City Commission Presentation

JANUARY 2021
 -Final Report
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COMMUNITY ENGAGEMENT



Stakeholder Interviews
Several of Decatur’s legacy residents – some of which 
have called Decatur home for over half a century 
– were contacted to provide insight into their 
experiences of living in Decatur. Questions included 
ways in which their residency has been previously and 
could be better supported by the City, as well as the 
improvements their homes currently need and the 
assistance necessary to complete those improvements. 
Many of the residents praised both the City of Decatur’s 
MLK Service Project and Decatur Housing Authority’s 
Elderly Limited Repair Program but preferred having 
repairs to their homes completed by skilled laborers 
(i.e., licensed). Decatur was described as friendly, safe, 
and close-knit by all of the residents interviewed and 
the schools and public transportation cited as the 
primary reasons they moved to the area. However, more 
than one also felt that Decatur has not historically 
supported its African American citizens in the same 
manner in which it has its White citizens – some of the 
residents interviewed felt the City did not appropriately 
notify them of the many opportunities that were 
available.
 
Despite the fact that many of the residents interviewed 
deferred maintenance on their homes due to the cost, 
most initially identified the reduction of tax and service 
(e.g., sanitation) rates as the primary way the City could 
help alleviate some of the burden of homeownership 
for seniors. One resident questioned whether their real 
estate agent purposefully withheld the magnitude of 
taxes city residents were responsible for paying. When 
queried, though, all the residents interviewed could 
easily identify the primary improvements that were the 
most pressing. However, as all of the residents 
interviewed are on a low, fixed income (i.e., Social 
Security), they depend upon family members and 
monthly payment plans to make any needed 
improvements to their homes. Regular harassment 

from developers as well as gentrification of the area 
– one resident indicated that seven houses on their 
street had been demolished and replaced by much 
larger homes in the last year alone – have made 
remaining in their homes a stalwart effort.

 

A wide array of repairs were cited by the residents 
interviewed, including roof repair and shingle 
replacement, interior and exterior painting (including 
lead encapsulation), structural repair, systems 
replacement, window replacement, weatherization, deck 
replacement, and landscaping (including tree limbing) 
and grading. Despite being fully aware of the 
improvements needed, only one resident interviewed 
had sought a quote. Every resident interviewed 
indicated they could not pay for the necessary 
improvements and that full assistance would be 
necessary, though one resident also suggested a low, 
monthly payment plan may be possible. However, 
another resident expressed concern over having a lien 
being placed on their home to secure a loan or grant. 
The assistance provided through a housing 
rehabilitation program would give many of Decatur’s 
legacy residents a sense of pride in their homes that 
has been lost over the years. 

COMMUNITY ENGAGEMENT

Steering Committee Meetings
MLK Service Project and Affordable Housing Task Force 
liaisons, City of Decatur elected and volunteer officials, 
and City of Decatur and Decatur Housing Authority staff 
were convened three times between January and April 
2021. They reviewed and provided comment on three 
interim deliverables, as well hosted Kelsey Thompson-
White, Community Development Manager for the City  

 
of Marietta, for a deep dive into the establishment and 
management of a municipal housing rehabilitation 
program. Their diversity of personal and professional 
experience was used to develop detailed and 
comprehensive recommendations for City staff to  
utilize in successfully establishing a housing 
rehabilitation program. 

Regular harassment from developers as well as 
gentrification of the area – one resident 
indicated that seven houses on their street had 
been demolished and replaced by much larger 
homes in the last year alone – have made 
remaining in their homes a stalwart effort. 
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EXISTING CONDITIONS

The City of Decatur has taken great strides to 
understand and mitigate their housing affordability and 
diversity issues, the culmination of which resulted in 
the Decatur's AHTF’s A Report on the Findings and 
Recommendations for Decatur’s Future Affordability and 
Inclusivity adopted by the City Commission in February 
2020. It is extensive in its breadth and scope, and 
incorporates over a decade of planning efforts, 
including a variety of plans, analyses, and events. As 

such, this project relied heavily on the findings, goals, 
and recommendations presented therein as a basis 
from which an affordable housing grant program may 
be successfully established. It should be considered an 
extension of the incredible work already undertaken by 
the City of Decatur, and more importantly, the countless 
hours its citizens have spent helping to guide local policy 
and planning practices.

A Report on the Findings and Recommendations for 
Decatur’s Future Affordability and Inclusivity

 

Image courtesy of City of Decatur

...the City of Decatur’s Affordable 
Housing Task Force’s A Report 
on the Findings and 
Recommendations for 
Decatur’s Future Affordability 
and Inclusivity provides the 
foundation from which future 
recommendations for the 
establishment of a rehabilitation 
grant program may be established 
through an expanded MLK Service 
Project – MLK Everyday. 

A summary of the City of Decatur’s Affordable Housing 
Task Force’s (AHTF) A Report on the Findings and 
Recommendations for Decatur’s Future Affordability and 
Inclusivity provides the foundation from which future 
recommendations for the establishment of a 
rehabilitation grant program may be established 
through an expanded MLK Service Project – MLK 
Everyday. A description of types of de jure segregation 
that have occurred in Decatur over the last century, 
specifically in the Adair Park and Oakhurst 

neighborhoods, promotes a deeper understanding of 
the city’s fraught history and why action by the local, 
state, and federal government to remedy the effects of 
said segregation is crucial to a more just future. 
Finally, an assessment of a variety of data sets, 
including property values, year built, and home 
improvement costs, inform specific recommendations 
regarding applicant requirements and funding amounts 
identified in Chapter 5.
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EXISTING CONDITIONS
The AHTF’s report begins with an extensive overview of 
existing conditions data relating to housing costs and 
their correlation with demographics1, income2, and 
commutes3, as well as Decatur’s primary drivers of 
housing demand, jobs and wages4.The report then 
discusses how de jure racial segregation was achieved 
nationwide through a multitude of local, state, and 
federal policies and programs, as discussed in Richard 
Rothstein’s 2017 publication The Color of Law: A 
Forgotten History of How Our Government Segregated 
America, and in Decatur specifically through redlining by 
the Federal Home Owner’s Loan Corporation. A 
summary is provided of local planning efforts that have 
been undertaken to date, including the 2008 Decatur 
Affordable Housing Study5 and the 2017 Oakhurst for 
Everyone Community Transformation Plan6. Finally, the 
report reviews various regional and national affordable 
housing strategies, including the Atlanta Regional 
Commission’s Metro Atlanta Housing Strategy7 and 
Minneapolis’s 4d Affordable Housing Incentive Program8.

The report outlines five primary goals around which 
twenty-three recommendations are organized. The 
second goal – Preserve Existing Units and Keep 
Residents in Place – and seventh recommendation –  
Extension of MLK Service Project: MLK Everyday –  
provides the foundation from which an affordable 
housing grant program may be established. This 
recommendation outlines the steps necessary to fund, 
formalize, and expand the existing year-long efforts, 
which include determining the depth of need for 
expanded services (i.e., the number of households, 
types of projects, and cost of services); the best 
organizational structure to manage this expanded 
program; and the viability of managing additional funds 
through the Legacy Project. Formalization of the 
program’s current qualifying income levels, as well as 
expansion of its weatherization offerings, is also 
recommended. This report provides the additional 
information necessary to expand this meaningful 
program, as well as the recommendations needed to 
achieve these significant programmatic changes.

Image courtesy of City of Decatur’s MLK Service Project

MLK SERVICE PROJECT
In creating a grant program to support housing 
rehabilitation, the project team has looked 
to the success of the City of Decatur’s yearly 
Martin Luther King, Jr. Service Project. A 
collaborative initiative between the Community 
Center for South Decatur (CCSD) and the City of 
Decatur, the MLK Service Project has provided 
free housing maintenance and repairs to the 
city’s senior homeowners during the MLK, 
Jr. holiday since 2003. In 2019, over 1,100 
volunteers contributed 52 separate home 
projects at a financial value of $277,620 to the 
community.9  While the COVID-19 pandemic 
led to the cancelation of the 2021 Service 
Project, the mission of the event has inspired 
the City of Decatur to investigate the feasibility 
of a standing program to facilitate year-round 
affordable housing maintenance and repair 
services for legacy, senior homeowners.
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Neighborhood Renewal Program

The Beacon Community, established in the late 
nineteenth century in the area that would later become 
Adair Park, became a haven for Decatur’s African 
American residents with its own business leaders 
providing necessary services to surrounding residents, 
churches that served the spiritual and social needs of 

the community, and schools that educated Decatur’s 
African American students almost two decades after 
integration. Though national urban renewal efforts 
began in the early 1930s as discussed in this section, 
these efforts were locally bolstered and expanded in 
the mid-twentieth century.12 The Decatur 
Comprehensive Plan Studies, adopted in October 1958, 
outlines urban renewal efforts in Beacon to provide 
better housing for existing community members in the 
area – which we now know was never realized and 
possibly never truly intended – as well as “provide 
needed expansion acreage for the white High School 
and for the Negro Elementary and High Schools” four 
years after Brown v. Board of Education. The document 
supports these efforts with observations from a field 
survey conducted in 1957 by City staff indicating that 
“[of] a total of 396 residential structures found to be in 
substandard condition in the entire City, over 83%, or 
334 structures are in the Beacon Hill neighborhood” all 
of which “are occupied by Negro families.” Local urban 
renewal efforts, in conjunction with national programs 
like the Home Owners’ Loan Corporation (HOLC), 
resulted in the wholesale destruction of Decatur’s 
thriving African American community.

In the early twentieth century, the government-
sponsored HOLC began labeling areas of cities across 
the country with grades “A” through “D,” separating 
“desirable” and “best” from “hazardous” and 
“declining.” HOLC marked African American and mixed 
race neighborhoods with low grades, thus tremendously 
reducing opportunities for African Americans to 
purchase, improve, and accumulate wealth from their 
homes, and codifying patterns of racial segregation and 
disparities in access to credit.13  A majority of Adair 
Park was given a “D” by HOLC in 1938, the worst grade 

EXISTING CONDITIONS
De Jure Segregation
De jure segregation – the legally allowed or enforced 
separation of groups of people – is the result of 
government-enacted laws, regulations, or accepted 
public policy, such as twentieth-century state and local  
Jim Crow Laws that enforced racial segregation in the 
post-Civil War South.10 Not all de jure segregation, 
however, is as obvious or widely-known. For instance, a 
consent decree filed in 1992 by the Department of 
Justice (DOJ) alleged that Decatur Federal Savings & 
Loan Association (DFSLA) – the headquarters for which 
were located on E. Ponce de Leon Avenue in Decatur 
– violated the Fair Housing Act (FHA), 42 U.S.C. 3601-
3619, and the Equal Credit Opportunity Act, 15 U.S.C. 

1691(a)(1), by intentionally avoiding non-white 
neighborhoods in Atlanta when expanding its business 
in the years since fair housing and lending statutes 
were enacted. In support of its contention, the DOJ 
alleged that the DFSLA did not operate any branch 
offices in predominantly minority areas in the Atlanta 
area, did not advertise in minority community media, 
and almost exclusively hired white employees to market 
loans to prospective customers11. The effects of 
national, state, and local de jure segregation can still 
be seen in Decatur today – most notably in the Adair 
Park and Oakhurst neighborhoods. 
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possible, denoting a hazardous place to underwrite 
mortgages, due primarily to Adair Park’s predominate 
(90%) African American population [Map 1]. Though a 
few other areas of the city were similarly graded, no 

other neighborhood had the same percentage of 
properties with a “D” grading. Almost a century year 
later, Adair Park is the only neighborhood in Decatur 
with an AMI of ≤ 60% [Map 2].

Image courtesy of Platlanta
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“A Good Place To Live”
The Oakhurst Grove Sub-Division was first platted in 
the early twentieth century. Marketed as “A Good Place 
to Live,” its proximity to Decatur and Atlanta, modern 
infrastructure, local school, and handsome homes were 
among the many features listed to attract new 
residents. In addition to deferred interest and taxes, 
Oakhurst marketing materials noted that “modern 
restrictions” would be observed. These “modern 
restrictions” could refer to home-building restrictions, 
such as lot and house size, or overt racial restrictions
common among streetcar suburbs of this era, though 
the desired result of African American exclusion from
the neighborhood was achieved all the same.14  Less 

than a century later, and after portions of Oakhurst 
were given a “D” by the HOLC, the same communities 
excluded from this “splendid” new subdivision would be 
offered incentives to relocate here [Map 1].

In the mid-1970s, 150 Oakhurst homes sat vacant due 
to foreclosure, likely in part due to the first wave of 
white flight in the mid-twentieth century. Under the 
Urban Homesteading Demonstration Program 
authorized by the Housing and Development Act of 
1974, the Decatur Housing Authority sold property in 
South Decatur to over 100 participants for $1 each. 
Decatur was one of the first 23 cities in the country 
selected to participate in the inaugural “Dollar House 
Program” which also provided $2,582,371 in financing 
for the rehabilitation of the houses.15  Further 
information about the terms and conditions of financing 
as well as the long-term viability of the program in 
Oakhurst would be beneficial in understanding the full
effects of the program to the community. However, it is 
clear that many of the individuals that may have 
become homeowners through this program are now 
facing a threat to their continued residency. 

Substantial speculative development, as well as an 
influx of young, predominately white professionals, has 
led to a new wave of displacement, primarily for 
Oakhurst’s senior, African American residents. In the 
last decade alone, 406 houses (7%) in Decatur – 149 
(12%) of those in Oakhurst alone – have been 
demolished, often to be replaced by homes two to three 
times the size and cost of the historic home [Map 3]. 
Regular solicitation from developers as well as rising 
tax values make remaining in Oakhurst difficult, if not 
impossible, for many of these legacy residents. The de 
jure segregation that destroyed African American 
communities throughout the twentieth century and 
beyond will require further de jure action to counteract 
its devastating effects. Entities and programs at the 
local, state, and national levels must provide 
opportunities for African Americans to enter and 
remain in the residential real estate market as was 
done numerous times in the past for their white 
counterparts. 
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DEMOLITIONS & HISTORIC DISTRICTS

Current Neighborhood Areas
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STRUCTURE YEAR BUILT BY PARCEL

Source: Dekalb County Parcel Data
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Data Snapshot

Property Value 
Decatur’s property values have soared in the past 
decade, with a median home value rising a whopping 
64% from $348,100 in 2010 to $570,614 in 2019  
according to American Community Survey estimates. 
Following the Great Recession, Decatur’s median home 
value hit its low in 2013 at $339,100. Since then, 
Decatur’s median home value has risen almost 70%. 

Home Sale Prices and Price Changes

Neighborhood Median Sale 
Price 2010

Median Sale 
Price 2013

Median Sale 
Price 2018

Percent Change 
2010-2018

Percent Change 
2013-2018

Oakhurst $309,000 $355,000 $559,900 81% 58%
Lenox Place $195,000 $378,500 $690,000 254% 82%
Parkwood $425,000 $435,000 $718,500 69% 65%
Adair Park $340,000 $392,000 $555,650 63% 42%
College Heights $206,544 $325,000 $748,000 262% 130%
MAK LHD $260,600 $360,250 $659,500 153% 83%
S. Candler/ Agnes Scott No Data $225,000 No Data N/A N/A
Winnona Park $377,250 $405,000 $599,900 59% 48%
SE Decatur No Data $603,358 $943,648 N/A 56%
Weschester Hills/ Chelsea Heights $335,000 $369,500 $515,000 54% 39%

West Clairemont $435,000 $393,000 $630,000 45% 60%
Downtown Decatur $364,000 $385,500 $569,000 56% 48%
Great Lakes $512,500 $453,000 $800,000 56% 77%
Medlock Park/ North Decatur $197,500 $293,000 $432,700 119% 48%
Glennwood Estates $335,000 $397,450 $824,500 146% 107%
Decatur Heights $333,500 $346,000 $530,000 59% 53%
Data Source: Zillow ZTRAX 

Home Sale Price
Post-recession, median home sale prices increased 
between 40-130% depending on neighborhood [Map 4]. 
Prices increased the most drastically in the Glennwood 
Estates and College Heights neighborhoods by 107% 
and 130% respectively. More recently, median home 
sale prices of single-family homes ranged from 
$430,000 to almost $1,000,000 per neighborhood, in  

 
 
2018 [Map 5]. The Medlock Park/North Decatur area 
remains the most affordable with a median sales price 
of $432,700 for single-family homes. Southeast Decatur 
pushes one million as the least affordable 
neighborhood for single-family homes with a median 
sales price of $943,648.
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Historic Properties
Decatur is home to many historic residences – the 
median build year on single-family, duplex, and triplex 
homes is 1947 [Map 6]. While a housing rehabilitation 
program could help legacy residents stay in their 
homes, it may also be used to provide an incentive for 
the establishment of additional local historic districts. 
While repairs on historic homes, especially those within 
local districts, tend to cost more due to the prescribed 
building and repair standards established  
to preserve their integrity, those same regulations may 
also be used to stabilize tax values by preserving 
existing structures and controlling the scale of 
improvements to those structures. 

EXISTING CONDITIONS

While a housing rehabilitation 
program could help legacy 
residents stay in their homes, it 
may also be used to provide an 
incentive for the establishment of 
additional local historic districts. 
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BRIDGING THE GAP
The affordable housing crisis experienced in 
metropolitan areas across the country necessitates 
a reconsideration of how existing housing stock can 
help alleviate this problem. Fostering bridges between 
historic preservation efforts and housing affordability 
initiatives represents one such strategy. While the 
historic preservation movement has traditionally 
prioritized the maintenance of historic monuments 
and places of cultural significance, older and historic 
neighborhoods play a vital role in providing affordable 
housing, particularly for socially vulnerable residents 
like the elderly, households below the poverty line, 
and BIPOC (Black, Indigenous, and People of Color) 
homeowners and renters.16  According to the U.S. 
Census Bureau’s American Housing Survey (2019):

• 38.4% percent of households below the poverty 
line live in older and historic homes*;

• 42.2% percent of homeowners whose household 
income is less than $30,000 per year live in older 
and historic homes;

• 43.2% percent of renters whose household income 
is less than $30,000 per year live in older and 
historic homes;

• 40.3% percent of African American homeowners 
live in older and historic homes;

• 37.3% percent of Hispanic homeowners live in 
older and historic homes;

• 40.6% percent of elderly homeowners live in older 
and historic homes;

• 42.6% percent of all owner-occupied older and 
historic homes have monthly housing costs less 
than $800; and

• 46.9% percent of tenant occupied older and 
historic homes rent for less than $800 per month.

Recognizing this link between historic homes and 
housing affordability offers opportunities  
to expand historic preservation’s emphasis on 
architectural aesthetics to include an appreciation 
for the features of historic neighborhoods that lend 
themselves to retaining an affordable lifestyle, such as 
proximity to schools, shopping, and work and compact, 
walkable neighborhood design. 

However, it is now widely-known that local historic 
district designation often displaces racial and ethnic 
subgroups over time – according to studies conducted 
by the American Planning Association, “[declines] 
in the shares of Black and Hispanic residents from 
2000 to 2010 are significantly related to historic 
districts established more than 10 years earlier.”  
Cities throughout the United States are exploring 
ways of using historic preservation tools to address 
housing affordability and the retention of legacy 
residents while also providing additional economic and 
community development benefits. “Main Street” and 
downtown revitalization programs from Cleveland to 
Los Angeles are using historic tax credits as methods 
of increasing housing affordability and enhancing 
the quality of neglected urban neighborhoods.  Even 
within smaller cities and towns, historic preservation 
strategies – such as a housing rehabilitation program 
– can both enhance neighborhood prosperity and retain 
housing affordability that would otherwise be at risk 
of replacement with increased real estate interest. 
When combined with additional aspirations to foster 
economic development and housing affordability, 
historic preservation can ultimately maintain the 
cultural value of places while providing for the needs 
of present and future residents.
* The phrase older and historic homes refers to those buildings constructed 50 or more 
years ago (1969 or earlier).
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Home Improvement Costs 
Type Range Average
Plumbing Installation or Replacement** $516 - $1,863 $1,079
Electrical Repair and Replacement (Rewiring)** $533 - $2,261 $1,353
Water Heater Replacement*** Around $1,500 $1,500
Gutter Replacement*** $1,000 - $2,000 $1,500
Shower/Tub Conversion*** $4,000  - $5,000 $4,500
HVAC Replacement*** $3,500 - $8,500 $6,000
Roof Repair and Replacement*** $5,000 - $7,000 $6,000
Exterior Siding Repair and Replacement $3,000 - $27,500 $14,345
Window and Door Repair and Replacement $1,000 - $80,400 $17,235
Foundation Repair and Replacement $10,000 - $80,000 $22,223
Bathroom Renovation $6,560 - $103,994 $28,222
Kitchen Renovation $14,077 - $103,994 $39,725
ADU Construction $30,000 - $143,000 $63,754
Source: City of Decatur Public Works Department. A 10%+ contractor’s fee is not included. 
*Source: Home Advisor True Cost Guide – National Averages 
**Source: Home Advisor True Cost Guide for 30030  
*** Source: City of Marietta Housing Rehabilitation Program Estimates

EXISTING CONDITIONS

Home Improvement Costs
The cost of different types of repairs is an important 
factor to consider when establishing a housing 
rehabilitation program. The Home Improvement Costs 
table below summarizes common repairs and their 
associated cost ranges and provides context for what 
types of repairs are feasible from a budgetary 
perspective. 

Various sources supplied the cost data presented in the 
table. The City of Decatur Public Works Department 
supplied localized data. However, this City data excludes 
the contractor's fee, a critical component of a project's 
overall cost. More accurate estimates come from Home 
Advisor's True Cost Guide. The table provides local data 
where possible. Finally, the City of Marietta contributed 
repair cost averages used when budgeting for their 
home repair programs.
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Funding sources initially identified in the City of 
Decatur’s Affordable Housing Task Force’s (AHTF) A 
Report on the Findings and Recommendations for 
Decatur’s Future Affordability and Inclusivity are listed 
based on the level of approval necessary for their use 
in supporting affordable housing initiatives. A case 
study of the housing rehabilitation program in Marietta, 
Georgia and a matrix of programs from across the 
state, region, and nation highlight the mechanisms by 
which successful housing rehabilitation programs have 
been established and managed. Finally, brief 
descriptions of the DeKalb County Community 
Development Block Grant (CDBG) Sub-recipient Grant 
program, including application criteria, and State CDBG 
program provide an understanding of the avenues by 
which funding through CDBG may be sought by the 
City. 

Funding Sources
The following funding sources for a housing 
rehabilitation program were identified as part of the 
Decatur’s AHTF’s A Report on the Findings and 
Recommendations for Decatur’s Future Affordability and 
Inclusivity. Only those sources appropriate for a housing 
rehabilitation program are listed – funding sources best 
suited for the creation of additional affordable housing 
(e.g., Housing Opportunity Bond) have not been 
included. In addition, funds provided through financial 
institutions per their commitment to the Community 
Reinvestment Act, as well as possible nonprofit 
partnerships, have not been explored. 

In-Lieu Fees
Developers who are required to build a certain percent 
of affordable units as part of their development can opt 
to instead pay an in-lieu fee to the Decatur Housing 
Trust Fund. In-lieu fees can be used for development of 
inclusionary dwelling units or improvement of existing 
affordable housing in the City of Decatur.
 Action Required: None
 Examples: NA

General Funds
Local government revenue comes from property, sales, 
and other taxes; charges and fees; and transfers from 
federal and state governments. A portion of general 
funds can be dedicated annually to affordable housing 
initiatives. 
 Action Required: City Commission Approval20 
 Examples: Fulton County

Housing Trust Fund
The Housing Trust Fund is managed by the Decatur 
Housing Authority of behalf of the City of Decatur and 
has approximately $200,000 available to support 
affordable housing initiatives within the city.21 
 Action Required: City Commission Approval
 Examples: NA

CDBG Funds
The Community Development Block Grant (CDBG) 
Program is funded by the US Department of Housing 
and Urban Development (HUD). CDBG funds can be 
used to benefit low- to moderate-income people by 
providing resources for livable neighborhoods, economic 
empowerment, and decent housing.

Action Required: DeKalb County Approval (Sub-
Recipient Grant Program); Georgia Department of 
Community Affairs (State’s Non-Entitlement Program)
Examples: See Case Studies Matrix [Appendix A].

PRELIMINARY FINDINGS
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CHIP (HOME) Funds
The Community HOME Investment Program (CHIP) is 
funded with HUD HOME Investment Partnership 
Program funds. CHIP funds are granted to local 
government, nonprofit, and public housing authority 
applicants to provide housing rehabilitation of owner-
occupied single-family homes (80% AMI) and new 
construction and reconstruction of affordable single-
family housing units for sale to income-eligible 
homebuyers.
 Action Required: Georgia Department of Community  
 Affairs Approval
 Examples: Fulton County

Impact Fees
Impact fees are imposed on a new or proposed 
development to pay for all or a portion of the costs of 
providing public services to said development. Though 
they cannot be used to directly support affordable 
housing initiatives, as they are collected, general 
revenue currently covering these functions can be 
redistributed to support affordable housing activities.
 Action Required: Georgia Department of Community  
 Affairs Approval
 Examples: Atlanta, Roswell, Sandy Springs

Linkage Fees
Linkage fees are imposed on new or proposed 
developments and calculated by the total square 
footage of a project using a per-square-foot-fee. Unlike 
impact fees, linkage fees can be used to directly 
support affordable housing initiatives. 
 Action Required: Georgia General Assembly Approval
 Examples: Boston (MA) and Los Angeles (CA)

Real Estate Transfer Tax
Real estate transfer tax is an excise tax on transactions 
involving the sale of real property where title to the 
property is transferred from the seller to the buyer. 
Revenue generated from a real estate transfer tax can 
be used to support affordable housing initiatives.
 Action Required: Georgia General Assembly Approval
 Examples: State and local governments in 38 states  
 including Chicago (IL), New York City (NY), Oakland  
 (CA), San Francisco (CA)

PRELIMINARY FINDINGS
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Case Studies

Marietta, Georgia
Marietta has two full-time staff and a $550,000 annual 
budget dedicated to managing their housing 
rehabilitation program. $250,000 of the budget goes 
directly into 10 - 13 physical rehabilitations annually 
[Appendix B]. One staff member is responsible for all 
administrative duties (e.g., application review, bid  
process, etc.) while the other manages on-site  

 
 
 
 

responsibilities (e.g., scope development, regular 
inspections, etc.). Once a homeowner and contractor 
have been selected, the City facilitates a meeting 
between both parties in which all legal documentation 
(Notice to Proceed, Housing Rehabilitation Contract, 
etc.) is fully explained to and executed by both parties 
[Appendix C]. 

PRELIMINARY FINDINGS

Image courtesy of City of Marietta

Case Studies Matrix
In addition the City of Marietta's programs, housing 
rehabilitation programs from across the state, region, 
and nation have been identified and evaluated. Funding 
sources, amounts, and terms; applicant and property 

parameters; and program parameters, including 
qualified repairs and maintenance and ownership 
requirements, have been examined. Appendix A provides 
this detailed information.
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Community Development Block Grants
The Community Development Block Grant (CDBG) 
program was determined to be the primary source of 
funding for the majority of housing rehabilitation 
programs assessed in the Appendix A. However, after 
preliminary conversations with DeKalb County, it was 
determined that funding for a housing rehabilitation 
program as a sub-recipient of DeKalb County is unlikely. 
The City therefore has two options: (1) apply through 
DeKalb County as a sub-recipient for other projects 
(e.g., infrastructure, facilities, etc.) currently using 
General Funds and reallocate those funds to a housing 
rehabilitation program or (2) discontinue the current 
cooperative agreement with DeKalb County and apply for 
the funding of a housing rehabilitation program as a 
non-entitlement community through the State CDBG 
program. 

DeKalb County CDBG Sub-Recipients 
CDBG funds have been provided by the United States 
Department of Housing and Urban Development (HUD) 
to DeKalb County as an Entitlement Community – cities 
with populations of 50,000 or more and counties with 
populations of 200,000 or more – for the purpose of 
revitalizing neighborhoods, expanding affordable housing 
and economic development opportunities, and improving 
community facilities and services that principally benefit 
low- and moderate-income persons. As a non-
entitlement community, Decatur is eligible to apply for  
 

 
funding as a sub-recipient of DeKalb County. All 
applicants and proposed activities must meet HUD 
CDBG eligibility guidelines to be considered for funding. 
Final allocation of CDBG funds is contingent upon 
approval of the DeKalb County Board of Commissioners, 
HUD award of funds, submittal of all required 
documentation, and full execution of a grantee contract 
agreement. Applications are evaluated on six categories, 
including a project description (e.g., design of program 
plan model and framework; uniqueness; and track 
record for achieving goals and objectives of existing 
programs) and consistency with DeKalb County’s 
Consolidate Plan goals (e.g., decent housing; suitable 
living environment; and creating economic opportunities) 
and outcomes (e.g., availability/accessibility; affordability; 
and sustainability). 

State Community Development Block Grant Program

The Housing and Community Development Act of 1974 
(HCD Act) was amended in 1981 to give each State the 
opportunity to administer CDBG funds for non-
entitlement areas, or those units of general local 
government which do not receive CDBG funds directly 
from HUD. Non-entitlement areas are cities with 
populations of less than 50,000 – except cities that are 
designated principal cities of Metropolitan Statistical 
Areas – and counties with populations of less than 
200,000. The Georgia Department of Community Affairs 
administers this program for the State of Georgia.

PRELIMINARY FINDINGS
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CDBG APPLICATION TIPS
A successful application for CDBG funds is dependent 
upon specific language being present in the 
comprehensive plan. Within the comprehensive plan, 
the vision, goals, and policies, needs and opportunities, 
and community work program sections should all form 
a coordinated approach toward the development of a 
housing rehabilitation program and funding for said 
program through CDBG. In general, the Community 
Assessment (Protections and Assets – Historic 
Preservation, pg. 15), Community Priorities (Survey 
Results – Housing, pg. 23), and Community Vision 
(Housing Community Vision, pg. 30) adequately  

illustrate the City’s support for development of a 
housing rehabilitation program. However, the Short 
Term Work Program should more explicitly call for the 
establishment of a housing rehabilitation program and 
funding through the CDBG program. This is only the first 
step in successfully receiving CDBG funding though – a 
thorough review of all “best practices” and requirements 
should be undertaken by the City prior to applying for 
funding through CDBG. 

Here is an example of the minimum the Georgia 
Department of Community Affairs recommends for the 
work program:

Example Work Program Item

Description Start - End Est. Cost Funding Sources Responsible Party(ies)
Establish a housing  
rehabilitation program

2021-2025 $236,500-354,750* General Fund, grants, loans Planning & Development Staff, 
Housing Rehabilitation Program 
Committee

*This is assuming two to three rehabilitations per year, including shingle replacement (≈$7,000), HVAC replacement (≈$6,000), water heater replacement (≈$1,500), gutter 
replacement (≈$2,000), and a shower/tub conversion (≈$5,000), as well as a 10% administrative fee, for each ($23,650 per rehabilitation).

PRELIMINARY FINDINGS
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In order to expand the MLK Service Project, a series of 
recommendations have been developed to create MLK 
Everyday – a senior home repair program that would 
assist Decatur’s legacy, senior residents with their 
more substantial housing repair needs, as well as 
preserve some of the City’s more affordable housing by 
helping to safely keep these residents in their homes. A 
suggested timeframe, lead and support personnel, and 
starting steps and resources is specified for each 
recommendation. Though these specific 
recommendations have been provided for the 
development of MLK Everyday as a short-term loan 
program, the additional information found within each 

recommendation can be used for further expansion of 
the program, such as the development of a grant for 
emergency repairs or loan as an incentive for the 
establishment of a local historic district. The immediate 
establishment of a Housing Rehabilitation Program 
Committee (HRPC) is detailed in the “Next Steps” 
section and would benefit from some of its members 
having been involved in this project. However, an 
infographic of these recommendations has also been 
developed as a quick reference for Planning & 
Development staff and the HRPC throughout the 
implementation and expansion process.

FINAL RECOMMENDATIONS
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FINAL RECOMMENDATIONS

The City should consider the use of more easily attainable 
sources (e.g., General Funds, Housing Trust Fund, etc.) 
while seeking funding through the Community Development 
Block Grant program. 
The Community Development Block Grant (CDBG) 
program was determined to be the primary source of 
funding for the majority of housing rehabilitation 
programs assessed in Appendix A. However, there are a 
number of other funding options available to the City, a 
list of which is available in Chapter 4. Multiple funding 
sources can be combined to provide a larger pool of 
money and funding sources can change over time as 
new opportunities become available.  

Ultimately, the annual use of CDBG funds for the City’s 
housing rehabilitation program should be sought 
through the methods described in Chapter 4. However, 
General Funds or the Housing Trust Fund may be the 
most easily attainable 

methods of funding such a program at this time. The 
Housing Trust Fund has approximately $200,000 
available to support affordable housing initiatives within 
the city. In addition, the amount of General Funds 
available for a housing rehabilitation program will 
depend on City Commission approval, though it was 
recommended by the Affordable Housing Task Force that 
a minimum of $250,000 be dedicated per year to 
affordable housing initiatives. Finally, a partnership with 
Legacy Decatur – a nonprofit foundation established in 
2015 to grow programs, partnerships, and resources 
that create and support a positive legacy for Decatur 
– is currently being explored by staff for a number of 
affordable housing initiatives the City is interested in 
undertaking including a housing rehabilitation program, 
which is consistent with Legacy Decatur’s pursuit of  
“a positive and lasting local legacy – particularly as it 
relates to housing opportunity, community-building, and 
the environment.22 

TIMEFRAME:

Ongoing

LEAD:

Planning and Development Staff

SUPPORT:

Housing Rehabilitation Program Committee

STARTING STEPS:

 » Identify the most easily attainable funding sources (e.g., General Funds, Housing Trust Fund, etc.)
 » Assess the annual amount available, restrictions, etc.
 » Update the comprehensive plan to specifically call for the development of a housing rehabilitation program and funding 
through CDBG

RESOURCES:

1. A Report on the Findings and Recommendations for Decatur’s Future Affordability and Inclusivity
2. Community Development Block Grants

Recommendation 1: Select a Funding Source
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Recommendation 2: Establish Funding Distribution Details
The City should consider 0% down, fully-forgivable, 10-
year loans of at least $25,000 secured by a lien or right of 
first refusal to the Decatur Land Trust to encourage 
retention of legacy residents, as well as their more 
affordable units. 
Most of the housing rehabilitation programs assessed 
in Appendix A are structured as grant programs in 
which recipients receive rehabilitation funds outright 
without any obligations for repayment. According to a 
study conducted by housing scholars at the University 
of North Carolina-Chapel Hill, housing rehabilitation 
grant programs are especially helpful in assisting 
low-income individuals with low or poor credit or older 
homeowners who are unable or hesitant to take on the 
burden of debt to make necessary safety repairs. Other 
programs based on administering loans instead of 
grants do so under 0% or low-interest conditions with 
generous repayment terms (e.g., up to 20 years). In 
addition, some of the loan programs assessed allow for 
assumption of the loan by an heir who meets the 
income requirements provided the heir occupies the 
home. Meanwhile, Fulton County offers two programs 
that are outliers in terms of how funding is 
administered – the Homeowner Rehabilitation Program 
administers both loans and grants, while the Minor 

Home Repair Program provides direct funds of up to 
$3,000 for eligible senior homeowners.  

Of those housing rehabilitation programs assessed  
in Appendix A, the average grant maximum is 
approximately $21,000 and the average loan maximum 
is approximately $33,000. In general, programs that 
have higher maximum grant or loan amounts also 
include funding for structural and exterior repairs 
which can be more costly for homeowners. In addition, 
three programs with some of the highest maximum 
funding amounts – Charlotte’s LeadSafe Charlotte 
program, Cambridge, Massachusetts’ Affordable 
Housing and Preservation Grant program, and Phoenix’s 
Low-Income Historic Rehabilitation Housing program 
– grant funding to multi-family applicants. The 
Emergency Grant Program in Augusta and Charlotte’s 
Senior Citizen Essential Repair Program are exceptions 
– structural and exterior repairs are eligible for 
funding, but the maximum funding amounts are capped 
at $7,500 and $15,000 respectively. In deciding on 
maximum funding amounts, the City should consider 
what kinds of repairs will be eligible for funding and 
roughly how many recipients the housing rehabilitation 
programs seeks to assist. 

FINAL RECOMMENDATIONS

TIMEFRAME:

Mid-term

LEAD:

Planning and Development Staff

SUPPORT:

Housing Rehabilitation Program Committee

STARTING STEPS:

 » Decide whether housing rehabilitation program funds should be administered through grants, loans, or a combination of 
the two

 » Determine the maximum funding amount available per applicant, taking into consideration what kinds of repairs will be 
eligible 
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Recommendation 3: Determine Applicant and Property Eligibility
The City should consider an 80% average median income 
(AMI) and 62+ age requirement for owner-occupied single-
family homes to specifically assist its senior, legacy 
residents – these thresholds meet CDBG requirements, 
allowing for an easy transition to CDBG funding if and 
when it becomes available.   
For most of the housing rehabilitation programs 
assessed in Appendix A, an applicant’s income must be 
no more than 80% AMI to be eligible. Exceptions 
include Marietta’s ELD Emergency Grant program, 
which requires no more than a 50% AMI, and 
Washington DC’s Historic Homeowner Grant program, 
in which applicants with an income of 120% AMI are 
eligible to apply for funds. In addition to income, age 
qualifications can also be a factor the City considers 
when establishing the eligibility requirements for 
housing rehabilitation funds. Some programs identified 
such as Marietta’s ELD Emergency Grant program, 
Fulton County’s Elderly Limited Repair and Minor Home 
Repair programs, and Charlotte’s Senior Citizen 
Essential Repair program are specifically geared toward 
assisting senior citizens with home repairs. Two 
programs, the Marietta ELD Emergency Grant program 
and the Fulton County Homeowner Rehabilitation 
program wave age and income requirements, 
respectively, for residents with disabilities. 

In addition, the majority of housing rehabilitation 
programs assessed exclusively administer rehabilitation 
funding for single-family homeowners. Marietta’s suite 
of housing rehabilitation programs requires applicants 
to have owned their homes for at least three years 
prior to receiving assistance, while Fulton County’s 
Homeowner Rehabilitation Program requires applicants 
to have owned their own homes for at least a year 
before receiving funds. In some programs located in 
urban areas, eligibility is expanded to include multi-
family housing units as well – Charlotte’s LeadSafe 
Charlotte program, Cambridge’s Affordable Housing 
Preservation Grant program, and Phoenix’s Low-Income 
Historic Housing Rehabilitation program encourage 
funding applications from multi-family housing owners. 
In the case of multi-family housing applications, AMI 
and other eligibility requirements typically refer to the 
demographics of the tenants. Though occupancy tenure 
should be considered to retain long-term residents, 
tenure requirements could actually discourage first-
time, low-income residents from homeownership in the 
event that home repairs become too costly for 
homeowners early in their occupancy of a home.  

FINAL RECOMMENDATIONS

TIMEFRAME:

Mid-term

LEAD:

Planning and Development Staff

SUPPORT:

Housing Rehabilitation Program Committee

STARTING STEPS:

 » Determine income and age eligibility requirements for funding applicants
 » Decide whether occupancy tenure and housing type will also be considered for rehabilitation funding eligibility   
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Recommendation 4: Set Repair and Maintenance Parameters
The City should consider assisting with general repairs 
and weatherization and accessibility improvements to 
specifically address the needs of its senior, legacy 
residents, as well as developing a qualified contractor list.   
Most of the housing rehabilitation programs assessed 
in Appendix A assist with general home repairs, 
including improvements to the roof (including gutters), 
systems (e.g., HVAC, electrical, and plumbing), and 
windows and doors. General repairs typically do not 
include structural or exterior improvements, though 
some of the programs assessed assist with these items 
as well. More specialized programs like LeadSafe 
Charlotte or Marietta’s Lead/Asbestos 5-Year Forgivable 
Loan address hazardous conditions in many historic 
homes specifically through lead and asbestos 
remediation assistance. Fulton County’s Minor Home 
Repair Program and Elderly Limited Repair Program 
and Birmingham’s Healthy Housing Initiative also assist 
with weatherization and accessibility improvements. 
Weatherization typically includes low-cost repairs that 
improve the energy efficiency of homes, lowering 
monthly energy costs and thus, improving affordability, 
while accessibility improvements aid older and disabled 

persons with mobility challenges through the 
installation of thresholds, ramps, zero step doorways, 
and grab bars.

In addition, some of the housing rehabilitation 
programs assessed include a maintenance requirement 
to ensure that the recipient cares for improvements 
after project completion. Cambridge’s Affordable 
Housing Preservation Grant Program requires recipients 
to maintain the repairs for one year after project 
completion. The City should consider if a maintenance 
requirement supports their program goals.

Finally, many of the municipalities that administer the 
housing rehabilitation programs assessed, including the 
City of Marietta, utilize a qualified contractor list to aid 
in the efficient and successful completion of projects. 
This allows the municipalities to form lasting 
relationships with the contractors and ensure quality 
repairs for each of their participants. The City should 
consider the development of a list of qualified 
contractors including local, as well as minority- and 
female-owned, businesses.

FINAL RECOMMENDATIONS

TIMEFRAME:

Mid-term

LEAD:

Planning and Development Staff

SUPPORT:

Housing Rehabilitation Program Committee

STARTING STEPS:

 » Determine the types of repairs eligible for assistance through a review of community needs and available funding  
 » Decide whether to pursue a maintenance requirement and how it will be enforced
 » Establish a list of qualified contractors pursuant to procurement regulations
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• Asbestos and lead paint remediation 

• Accessibility repairs, like safety bars

• Ceiling repair 

• Extermination/pest control services 

• Flooding remediation

• Foundation repair 

• Furnace replacement

• 

• Gutter maintenance/replacement

• Interior/exterior paint 

• Landscaping and yard maintenance, tree care

• Major and minor roof repair

• Retaining wall repair

• Windows repair/replacement, storm windows

• Wood deck replacement

FINAL RECOMMENDATIONS

NEEDED REPAIRS
The following needed repairs were identified through stakeholder interviews and steering committee discussion:

The cost of different types of repairs is an important factor to consider when establishing a housing rehabilitation 
program. The Home Improvement Costs table in Chapter 3 summarizes common repairs and their associated cost ranges 
and provides context for what types of repairs are feasible from a budgetary perspective. 
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Recommendation 5: Assess Staff Capacity and Utilize Existing Resources
The City should assess current staff capacity and consider 
hiring part- or full-time staff or grant consultant to 
administer the program if necessary.   
Staff capacity should be assessed and additional 
part- or full-time staff should be hired to administer 
the housing rehabilitation program. A grant consultant 
could also be contracted with to administer the 
program during its establishment to allow the City time 
to determine the full extent of staffing needs. A 
Community Development Management (CDM) software 
program designed to manage all aspects of community 

development activities, including housing rehabilitation 
and weatherization programs and affordable housing 
developments should be utilized to successfully manage 
the program. Finally, the City should utilize the National 
Community Development Association (NCDA) to get 
timely, direct information and training on federally-
supported community development, economic 
development, and affordable housing programs, as well 
as to connect with the 400+ local governments 
administering those programs.  

FINAL RECOMMENDATIONS

TIMEFRAME:

Ongoing

LEAD:

Planning and Development Staff

SUPPORT:

Housing Rehabilitation Program Committee

STARTING STEPS:

 » Become a member of the NCDA ($375 for Non-Entitlement Members)
 » Assess current staff capacity to administer the program
 » Purchase CDM software (unless using grant consultant)

RESOURCES:

1. Cursor Control
2. National Community Development Association
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The City should consider the establishment of a Housing 
Rehabilitation Program Committee. 
Recommendations are sorted into short-term, mid-
term, and ongoing goals; however, there is one 
immediate next step Decatur must take to ensure the 
housing rehabilitation program’s success. In order to 
quickly and successfully establish the program, a 
Housing Rehabilitation Program Committee (HRPC) 
should be created. The HRPC should remain relatively 
small (e.g., 5-7 members) and include representatives 

Next Steps

FINAL RECOMMENDATIONS

of the City Commission, Planning & Development 
Department, Historic Preservation Commission, MLK 
Service Project, and Affordable Housing Task Force. 
Regular (e.g., monthly) meetings should be held and  
a lead member (i.e., chair) chosen. The HRPC should 
play a vital role in guiding and implementing 
recommendations and future program expansion, 
identifying and applying for funding, and reviewing 
applications to Decatur’s Housing Rehabilitation 
Program alongside Planning & Development staff. 
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END NOTES
1. As housing costs rise faster than wages, many households must choose between shelter, food, medicine, and education.

2. 24% of Decatur’s homeowners are cost burdened, meaning they pay more than 30% of their income on housing and many have 
difficulty affording necessities such as food, clothing, transportation, and medical care. 

3. Only 4% of Decatur residents live and work in Decatur. 

4. Decatur’s retirees’ (65+) income is approximately 23% less ($36,824) than the national average ($48,000).

5. One recommendation for the preservation of existing housing includes creating a loan pool to subsidize renovations of existing units.

6. One recommendation includes the creation of a fund for senior emergency repairs.

7. One suggested strategy for areas designated as Subarea 1 is to Expand Capital Resources to Create and Attract New Financing 
Mechanisms to preserve affordable housing.

8. This program provides cost sharing for energy efficiency renovation projects. 

9. https://www.mlkserviceproject.com/about/mlk-service-project/

10. Badger, Emily. “How Redlining's Racist Effects Lasted for Decades,” August 24, 2017. https://www.nytimes.com/2017/08/24/upshot/
how-redlinings-racist-effects-lasted-for-decades.html.

11. Nash, Andrew. “United States v. Decatur Federal Savings &amp; Loan Association: Civil Rights Litigation Clearinghouse,” 2008. https://
www.clearinghouse.net/detail.php?id=10097.

12. “The Beacon Community.” Accessed December 8, 2020. https://www.decaturga.com/community/page/beacon-community.   

13. Badger, Emily. “How Redlining's Racist Effects Lasted for Decades,” August 24, 2017. https://www.nytimes. /2017/08/24/upshot/how-
redlinings-racist-effects-lasted-for-decades.html.

14. 2020. https://www.instagram.com/p/CIk44LJJZ3-/.

15. “Urban Homesteading.” Accessed December 8, 2020. http://decaturhousing.org/urbanhomesteading.html.

16. Rypkema, Donovan D. Historic Preservation and Affordable Housing: The Missing Connection. August 2002. https://www.placeeconomics.
com/wpcontent/uploads/2016/08/placeeconomicspub2003b.pdf.

17. Ibid

18. Kinahan, Dr. Kelly L. and Dr. Matthew H. Ruther. “Historic Preservation and the LGBTQ Community.” Planning. Spring 2021. 

19. Ceraso, Karen. “Eyesore to Community Asset.” Shelterforce: The Original Voice of Community Development. July 1, 1999. https://
shelterforce.org/1999/07/01/eyesore-to-community-asset/  

20. The AHTF recommends Decatur dedicate a minimum of $250,000 per year.

21. The City of Decatur began a $100,000 annual commitment to the fund in 2021. 

22. https://legacydecatur.com/

23. https://www.tandfonline.com/doi/abs/10.1080/10511481003788687 
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