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Exhibit A

ANALYSIS OF IMPEDIMENTS AND ASSESSMENT
OF FAIR HOUSING SUMMARY: HIGH POINT

About the Regional Assessment of
Fair Housing

The preparation of this Regional Assessment
of Fair Housing (AFH) serves as a component
of the Piedmont Triad’s efforts to satisfy the
requirements of the Housing and Community
Development Act of 1974. This legislation
applies to any community receiving federal
funding through the following programs:
Community Development Block Grant,
HOME Investment Partnership, Housing
Opportunities for Persons With Disabilities,
and Emergency Solutions Grant. The AFH
covers the entittement communities of the
City of Burlington, the City of Greensboro,
the City of High Point, and the Surry HOME
Consortium, all of which receive federal funds
directly from the Department of Housing
and Urban Development (HUD). The four
entitement jurisdictions in the Piedmont
Triad collaborated on this expanded Analysis
of Impediments, which includes a more
thorough Assessment of Fair Housing at a
regional scale as well as analyses for each
jurisdiction, in response to the Proposed
Rule published by HUD on July 19, 2013. To
meet current requirements, each jurisdiction
has an individualized Executive Summary
that highlights its impediments and proposes
action strategies to address local issues.

Also covered by this AFH are the non-
entittement areas within the Triad, which
are eligible to apply for HUD funding from
the North Carolina Small Cities Community
Development Block Grant Program. The non-
entitled areas include 67 municipalities and
12 counties within the Triad.

The development of the AFH follows the
completion of the Regional Fair Housing &
Equity Assessment (FHEA) prepared for the
Triad by Sills Consulting, LLC. The AFH picks
up where the FHEA ended and provides a
more in-depth analysis of communities of
opportunity as well as a series of determinants
of fair housing, priority fair housing issues
and a series of recommended strategies
that, if implemented, would eliminate the
impediments to fair housing choice. This
study will also be used to guide and prioritize
elements of the Consolidated Plan and Annual
Action Plan implementation process for each
of the four HUD entitlement jurisdictions.

The Regional AFH provided the basis for
High Point’s Analyisis of Impediments, which
is summarized below and is designed to
meet the City's obligation under HUD rules to
affirmatively further fair housing.

Top Findings in High Point
High Point is growing and becoming
more diverse

s  Patterns of segregation and poverty
persist in High Point

»  Members of the protected classes
often have inferior access Io
opportunity, and are concentrated in
the lowest-opportunity areas of High
Point

*  High Point’s supply of housing that is
affordable to lower-income residents
is shrinking as demand rises

» There is a lack of housing that is
affordable to lower-income residents
in  high-opportunity areas, and
members of the protected classes
face severe housing challenges

s High Point faces several policy-related
impediments that either directly or
indirectly limit fair housing choice

= High Point can take action to address
important fair housing priorities

EEEEE
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Key Demographic Trends

High Point is growing and becoming more
diverse

High Point has shown steady population
growth, but is still growing at a slower rate
than other cities in the Triad region and the
state as a whole. High Point grew 65.1% from
1970 to 2012, compared to 87.2% growth
in Greensboro, 31.1% in Burlington, 63.8%
in the Piedmont Triad region, and 87.5% in
North Carolina. In the decade from 2000 to
2010, High Point's population growth rate
(21.6%) exceeded that of Greensboro and
the rest of the region.

Like most of the region, High Point is also
becoming much more diverse. While the
White population increased 7.7% from 2000
to 2010, the non-White population gained
17.5% and the Hispanic population increased
110.8%, becoming the fastest-growing
demographic by far. This is the highest rate of
Hispanic population growth out of any study
area within the Piedmont Triad. The Black
population also increased 26.1%. Minorities
in High Point tend to have larger families:
83% of Hispanic families in High Point had
three or more members, compared to 50.4%
for Whites. Because race and ethnicity
are protected classes, this increases the
importance of fair housing strategies that
can accommodate High Point's diversifying
population in the future.

Figure 5 : Population Change, 2000-2010

Patterns of segregation and poverty
persist in High Point

Diversification has not resulted in integration,
and High Point still experiences moderate
levels of racial and ethnic segregation. This
was determined by using the dissimilarity
index, a statistical analysis that calculates
how disproportionately distributed certain
populations are distributed throughout an
area. Within High Point, White/Black and
White/Asian segregation have both decreased
over the last 30 years, meaning that these
races are becoming more integrated.
However, White/Hispanic segregation has
increased slightly over the same period, but
shows new integration during the last decade
as new Hispanic residents arrived. High Point
had higher levels of Black, Hispanic and
Asian segregation than the Piedmont Triad
region as a whole. Whites and Blacks have
historically been and still remain the most
segregated two racial groups in High Point.

High rates of minority concentration exist in
High Point, along with above-average rates
of poverty. High Point has two Census block
groups with Black concentration at least 10%
above the regional average and 14 Census
block groups with Hispanic concentration at
least 10% above the regional average.

SR 2000] - 2010 e e
| 2000 TR 210 o "Change
Region 1,464,979 100.0% 1,640,717 100.0% 12.0%

White 1,099,957 751% 1,146,900 69.9% 4.3%
Non-White 365,022 24.9% 493,817  30.1% 20.8%
Black or African American 288,080 19.7% 340,448 20.7% 18.2%
American Indian and Alaska Native 5,271 0.4% 7,970 0.5% 51.2%
Asian/Pacific Islander 18,461 1.3% 33,339 2.0% 80.6%
Some other race 35,867 2.4% 79,979 4.9% 123.0%
Two or more races 17,343 1.2% 32,081 2.0% 85.0%
Hispanic* 72,867 5.0% 142,829 8.7% 96.0%
High Point 85,830 100 104,371  100.0% 21.6%

White 51,985 60.6 55,989 53.6% 7.7%
Non-White 33,854 39.4% 48,382 46.4% 17.5%
Black or African American 27,275 31.8 34,394 33.0% 26.1%
American Indian and Alaska Native 392 0.5 579 0.6% 47.7%
Asian/Pacific Islander 2,889 3.4% 6,390 6.1% 121.2%
Some other race 1,950 2.3 4,573 4.4% 134.5%
Two or more races 1,348 1.6 2,446 2.3% 81.5%
Hispanic* 4,197 4.9 8,847 8.5% 110.8%

* Hispanic ethnicity is counted independently of race.
Source: U.S. Census Bureau, Census 2000 and 2010 (DP0O1)



When the level of minority concentration
exceeds 50% and the poverty rate exceeds
40% in a given area, it is known as a racially
concentrated area of poverty, or RCAP.
Residents in RCAPs throughout the region
tended to have lower incomes, longer
commutes, and work in sectors with less
potential for upward mobility. High Point has
a large RCAP area with multiple block groups
in the southern and eastern neighborhoods
of the city, including Southside and East
Central. There are also areas of High Point
with high levels of poverty and minority
concentration, but not as severe as to be
classified as an RCAP. These areas are
classified as Near-RCAPs, which are defined
as block groups with poverty rates at least
10% above the average were clustered in
a single contiguous area encompassing the
southern neighborhoods of High Point. These
areas are critical for local stakeholders to
monitor: conditions may worsen if nothing
is done, but there also exists the potential
for catalytic, high-impact investment to
prevent the neighborhoods from crossing the
threshold to RCAPs.

Figure 6 : Local Dissimilarity Indices, 1980-2010

The following map displays the RCAP and
Near-RCAP areas of High Point.

1980 1990 2000 2010 Trend
White and Black 0.59 0.45 0.48 0.42 Decreasing
Burlington White and Hispanic* 0.31 0.15 0.41 0.48 Increasing
White and Asian 0.33 0.17 0.26 0.24 Decreasing
White and Black 0.71 0.60 0.57 0.57 Decreasing
Greensboro White and Hispanic* 0.33 0.22 0.46 0.49 Increasing
White and Asian 0.29 0.27 0.35 0.36 Increasing
White and Black 0.64 0.58 0.47 0.46 Decreasing
High Point White and Hispanic* 0.37 0.20 0.47 0.39 Increasing
White and Asian 0.39 0.19 0.35 0.34 Decreasing
White and Black 0.53 0.33 0.34 0.41 Decreasing

Surry HOME : R i
. White and Hispanic 0.52 0.27 0.22 0.25 Decreasing

Consortium ) )

White and Asian 0.49 0.27 0.32 0.33 Decreasing

Source: American Community Survey, 1980-2010

*Hispanic ethnicily is calculated independently of race
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& MAP 5:
= RACIALLY CONCENTRATED AREAS OF POVERTY IN HIGH POINT

Legend
RCAPs
- Near-RCAPs

p—— Highways

Major Roads
[__] High Point Urban Boundary

Source; 2010 American Community Survey, HUD A 0 05 1 2 Miles
Calculations by Mullin & Lonergan Associates N L L1l

by,



Access to Opportunity

Members of the protected classes often
have inferior access to opportunity, and
are concentrated in the lowest-opportunity
areas of High Point

The distribution of opportunity in the region is
also uneven, typically in a way that isolates
low-income and minority populations from
jobs, amenities, and suburban housing
opportunities. In  High Point and the
surrounding area in Guilford County, this
is the case. Utilizing a technique known as
opportunity mapping, the geographic footprint
of opportunity and inequality can be quantified
and projected onto maps. The resulting maps
allow communities such as High Point to
analyze opportunity at the local level as well
as place their situation into a regional context.
Key variables were analyzed, and High
Point's score relative to the region include the
following:

+  Neighborhood School Proficiency: above
average

*« Labor Market Engagement: above
average

*  Prosperity: below average

s Job Access: above average

«  Environmental Health Hazard Exposure:
below average

s Transit Access: above average

The composite score for High Point, which
weighs each variable equally to estimate
overall opportunity, was 29.1 points. This is
very close to the regional average of 29.8
points. Opportunity is lower in High Point
than in Greenshoro and Burlington, and the
four-county Surry HOME Consortium. Within
High Point, the highest-scoring areas were
concentrated in the northern neighborhoods
of the city and in the suburbs in Guilford
County near Greensboro and Winston-Salem.
The lowest-scoring areas were in southern
and central High Point. These are the same
neighborhoods where high levels of poverty
and minority concentration exist.

The following maps illustrate the location of
Black and Hispanic residents against the
backdrop of opportunity areas. Areas with
low opportunity scores are shown red, while
areas with high opportunity scores are shown
in green. Moderate opportunity areas are
shown in the intermediate colors. The levels
of opportunity in High Point very clearly take
a north-south polarization. Black residents of
High Point—and Hispanic residents to a lesser
extent—are clustered in low-opportunity
areas, which contain inferior access to basic
amenities and resources for upward mobility.



MAP 6:
E BLACK POPULATION AND AREAS OF OPPORTUNITY IN HIGH POINT
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MAP 7:
; HISPANIC POPULATION AND AREAS OF OPPORTUNITY IN HIGH POINT
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Key Housing Trends

High Point’s supply of housing affordable
to lower-income residents is shrinking as
demand rises

Housing issues are a major underlying cause
of unequal access to opportunity, in both
the Piedmont Triad region and in the City of
High Point. Despite stagnant or declining real
incomes inthe region, the supply of affordably-
priced housing units has shrunk. This has
resulted in cost burden (spending over 30%
of one’s income on housing), overcrowding,
and a lack of affordable housing options
in high-opportunity areas. These housing
issues disproportionately affect members of
the protected classes, who also tend to have
lower incomes and larger households.

There is a lack of housing affordable
to lower-income residents in high-
opportunity areas, and members of the
protected classes face severe housing
challenges

Between 2000 and 2010, real income in High
Point decreased from $49,770 to $43,594, a
loss of 12.4%. However, the median house
value in High Point increased 11.1%, from
$129,208 to $143,500. Median rent also
increased from $655 to $720, an increase of
10%. Households in High Point must spend
more money on housing, but are making less.
While incomes throughout the Piedmont Triad
declined between 2000 and 2010, incomes
in High Point declined more severely. Both
median housing values and median rents

also rose at a higher rate than in Greensboro,
Burlington, or the Surry HOME Consortium.

At the same time, market-rate housing is
disproportionately filling high-end rental
demand rather than addressing the demand
for affordable housing. From 2000 to 2010,
the number of units in High Point renting
below $500 decreased 53%, and the number
of units renting from $500 to $699 decreased
6.4%. Conversely, the number of units
renting for $1,000 or more increased 485%.
Even accounting for inflation, this represents
significant shifts in High Point’s market-rate
housing inventory. This issue is more severe
in High Point than in the Piedmont Triad
region as a whole.

The table below shows the distribution of
housing costs for rental units within High
Point, in comparison to other areas in the
Piedmont Triad.

On the following map, each dot represents 50
multi-family housing units, which serves as a
rough proxy for affordability. Unlike many of the
other urban areas in the Piedmont Triad, High
Point’'s multi-family units are concentrated in
areas of moderate opportunity rather than in
areas of low opportunity. However, there are
fewer multi-family housing units in the areas
of High Point with higher levels of opportunity.

Figure 7 : Change in Affordable Rental Housing, 2000-2010

Units Renting for: 2000 2010
{Reglen. 0 T I
Less than $500 72,682 41,995
$500 to $699 56,643 64,132
$700 to $999 26,701 57,151
$1000 or More 6,223 22,384

HighPoint x

Less than $500 5,947 2,797
$500 to $699 4,718 4,415
$700 to $999 2,111 5,608
$1000 or More 430 2,518

Change
# % |
-30,687 -42.2%
7,489 13.2%
30,450 114.0%
16,161 250.7%
-3,150 -53.0%
-303 -6.4%
3,497 165.7%
2,088 485.6%

Source: U.S. Census Bureau, Census 2000 (H062) and 2006-2010 American

Community Survey (B25063)
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For Section 8 Housing Choice voucher
holders, finding housing in a higher
opportunity area may be difficult and pose
a concern from a fair housing perspective.
Mapping the locations of Section 8 vouchers
reveals that voucher holders are concentrated
in low opportunity areas within High Point.
The largest cluster of voucher holders was
in central High Point, in the neighborhoods
east of the downtown area. The clusters of
voucher holders are in areas ranging from
moderate opportunity to extremely low
opportunity, but are predominantly in the
lower scoring areas. Conversely, there are
very few Section 8 voucher holders in the
higher opportunity areas of High Point. This
indicates that Section 8 voucher holders
are concentrating in areas that have inferior
resources and economic characteristics,
decreasing the potential for upward mobility
and perhaps indicating issues with accessing
affordable housing in High Point's higher
opportunity areas.

The following map plots the locations of
Section 8 voucher holders against the
backdrop of opportunity scores in High Point.

For households wanting to invest in buying a
home rather than renting, minority household
incomes may tend to be too low to achieve
homeownership. In High Point, the median
household income for Whites was $53,039,
$30,788 for Blacks, and $35,967 for
Hispanics. The maximum purchase price a
household making the median income for a
White household could pay is approximately
$182,000. A household making the median
income for a Black household in High Point
could pay approximately $60,000, and a
household making the median income for a
Hispanic household in High Point could pay
approximately $88,000. At these thresholds,
only the average median income of High
Point's White households is high enough
to buy a house in High Point priced at the
median value. The maximum purchase
price for Blacks in High Point is extremely
low—the second-lowest out of any study
areas in the Piedmont Triad—and there are
likely very few homes in High Point priced at
$62,000 and under. This lack of affordable
housing may force some households into
renting, becoming cost burdened, living in
overcrowded or substandard conditions, or a
combination of these factors. Minorities also
face lower rates of mortgage approval in the
area: the approval rate in the Piedmont Triad
was 65.4% for Whites but only 48.4% for
Blacks and 51.4% for Hispanics.

Figure 8 : Change in Affordable Rental Housing, 2000-2010

1 Menthly Mortgage Payment I |
Household | Principal and Homeowner's Total Debt | Maximum Affordable
Income Interest Real Estate Taxes Insurance and PMI Service® Purchase Price
Region  $43970 |  §ses  §it1 880 $1,286 | $133,000
Whites $49,269 $720 $134 $80 $1,434 $161,000
Blacks $31,318 $280 $52 $80 $912 $62,500
Asians $48,850 $712 $133 $80 $1,425 $159,000
Hispanics $286 $63 $80 $64,000 )
High Point $582  #108 $80 $130000 |
Whites $814 $152 $80 $182,000
Blacks $30,788 $269 $50 $80 $899 $60,000
Asians $42,679 $559 $104 $80 $1,243 $125,000
Hispanics $35,967 $394 $73 $80 $1,047 $88,000

Source: U.S. Census Bureau, 2006-2010 American Community Survey (B25077, B25103, S1903)
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Impediments to fair housing choice

High Point faces several policy-related
impediments that either directly or
md:recﬁy Iimit fair housing choice
The zoning ordinance places a siting
buffer on group homes that is consistent
with state law but inconsistent with the
Fair Housing Act.

*  The zoning ordinance lacks a reasonable
accommodation provision for persons
with disabilities to request a modification
to the statute

s The zoning ordinance restricts homeless
shelters to non-residential districts

= The zoning ordinance requires an overlay
district or special permit for manufactured
housing

«  The absence of a public policy that results
in the creation of affordable housing in
higher opportunity areas

*« An inadequate supply of decent,
affordable housing for low- and
moderate-income households, including
affordable housing that is accessible to
persons with disabilities

¢ Sixteen out of the City's 67 block groups
(23.8%) were identified as RCAP areas

« The concentration of assisted housing
in RCAP and other low- and moderate-
income census tracts

s« A lack of paired testing in the housing
market

Fair Housing Priorities

High Point can take action to address
important fair housing priorities

The demographic analysis, opportunity
mapping, and housing market analysis found
prevalent racially concentrated areas of
poverty (or areas approaching these criteria),
significant disparities in access to opportunity,
and a disproportionate housing need based
on protected class status. Factors contributing
to these issues in High Point are:

1. A need for expanded public
transportation to provide RCAP residents
and other lower income residents with
access to higher opportunity areas and
community assets

The need for expanded public transportation
service was given the highest priority
because it can be implemented incrementally
and beginning within a potentially shorter time
frame. The extension of public transit routes
and expansion of service hours will require
capital investment over time.

2. a need for greater affordable and

accessible housing opportunities,
both rental and sales units, in higher
opportunity areas

The needfor greater affordable and accessible
housing opportunities in higher opportunity
areas may require less public financing than
expanded public transportation, but it will
require a well-designed public education
campaign against residential opposition to the
development of affordable housing in some
areas. This initiative will require time and the
investment of significant human resources in
the form of political and community leadership
to play key roles in any campaign.

3. A need for sustainable employment
opportunities within, or in closer proximity
to, racially concentrated areas of poverty
The need for sustainable employment
opportunities in or near RCAPs will require
significant capital investment and time,
including planning for potential revitalization,
redevelopment and re-use of land and
structures that are appropriate for new
commercial and industrial uses.



These three priorities have the potential for
mitigating each of the determinants of fair
housing outlined in the AFH. All three priorities
will require financial investments, strong
political leadership, substantial changes
to long-standing public policies, long-term
public education, and lengthy implementation
periods. However, none of these challenges
should be used as reasons to dismiss the
possibility of implementation of any one
priority and the potential for cataclysmic
change at the local and regional levels.

One of the most pragmatic ways to address
these goals is through overcoming policy
barriers. High Point's zoning ordinance was
reviewed and benchmarked to uncover
and systematically score its effectiveness
in affirmatively furthering fair housing and
minimizing discriminatory practices. On a
rating of 1 to 2, with 1 being the lowest possible
risk for potentially discriminatory provisions
and 2 being the highest, High Point scored
a 1.36. This puts High Point's ordinance at
a moderate risk relative to discriminatory
provisions for housing and members of the
protected classes.

There are several practical direct actions the
City of High Point can undertake in a short
time frame in order to affirmatively further
fair housing. Firstly, High Point can continue
to incorporate required compliance with the
federal Fair Housing Act in all HUD program
sub-recipient agreements. Secondly, High
Point can adopt a policy to refrain from
providing federal HUD funds to any sub-
recipient that has engaged in discriminatory
behavior as it relates to housing. Thirdly,
High Point should confirm that their HOME
Program includes and implements the Site
and Neighborhood Standards (found at
24 CFR 983.6) for rehabilitation and new
construction activities to prevent concentration
of affordable housing opportunities in lower
opportunity, minority neighborhoods.

A Local Fair Housing Action Plan:
Goals and Strategies for High Point

The goals and strategies established in this
section are tailored to High Point for inclusion
in its Five-Year Consolidated Planning
process.

Goal 1: Decrease the disparity in access
to higher opportunity areas for lower
income households, especially
members of the protected classes

Sirategy 1: Examine revising the City's
hub-and-spoke transportation routes
to more readily connect areas in the
South with employment centers in the
North

Strategy 2: Prioritize the creation of a
citywide sidewalk network within the
capital improvement plan in order to
increase multi-modal transit access

Strategy 3: Expand public transportation
routes to serve new multi-family
development

Goal 2: Expand  affordable housing
opportunities in higher opportunity
areas

Strategy 1: Invest and prioritize the City's
HOME, CDBG and other grant funding
as appropriate to provide incentives for
the development of affordable family
rental housing in higher opportunity
areas

Strategy 2: Modify the City's homebuyer
assistance program to increase the
individual down payment amount
available to eligible purchasers in
higher opportunity / higher cost
neighborhoods

Strategy 3: Incorporate the Site and
Neighborhood Standards criteria of
the HOME program into the local site
selection process

Strategy 4: Partner with High Point
Housing Authority to strategically
select parcels for affordable family
rental housing development in higher
opportunity areas
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Strategy 5: Complete the Development
Ordinance Update and incorporate
innovative provisions such as
accessory dwelling units by-right,
single-room occupancy (SRO) units
and micro-units regardless of income

Siraiegy 6: Provide market-based density
bonuses and other incentives to
encourage mixed-income residential
developments

Sirategy 7: Explore the possibility of
establishing a local trust fund to
directly address the City's affordable
housing needs

Strategy 8: Amend the zoning
ordinance to include a reasonable
accommodation policy for persons with
disabilities

Goal 3: Increase the awareness of fair
housing education and outreach

Sirategy 1: Gontinue the City’s initiatives
to provide education and outreach
training through a certified HUD fair
housing agency to four groups: CDBG
staff and boards and commissions,
city department heads and elected
officials, private landlords, and the
general public

Strategy 2: Seek out immigrant
populations with limited English
proficiency for fair housing education

Strategy 3: Adopt a formal policy to
refrain from allocating CDBG funds
to subrecipients that engage in
discriminatory housing behavior

Strategy 4: Conduct paired testing in the
rental housing market

Goal 4: Improve the physical environment
in racially concentrated areas of
poverty

Sirategy 1: Continue the City’s Lead
Safe High Point Program to remediate
lead hazards from affordable housing
occupied by lower income families with
children

Sirategy 2: Continue the City’s
Community Based Initiatives Program
to improve the quality of life for
persons and households in lower
income neighborhoods

Strategy 3: Continue to support the
neighborhood organizations that
work to revitalize lower income
neighborhoods and empower residents

Strategy 4: Study the feasibility of
establishing a land bank in the City as
a means of redeveloping parcels for
residential and non-residential land
use where existing infrastructure is
available

Strategy 5: Expand the City's owner-
occupied housing rehabilitation
program to extend beyond primarily
weatherization and code enforcement
violations to approach home repair
more comprehensively

Sirategy 6: Develop an urban re-
settlement initiative for younger
age cohorts (25-34 years old) with
homebuyer incentives in older
neighborhoods with lower-cost housing

Strategy 7: Continue the City's
Homeownership Education Classes
for homeowner / homebuyer /
financial counseling for lower income
households, minority households
and households with limited English
proficiency (LEP) for the purpose
of educating owners and buyers on
predatory lending, high-cost lending
and financial management

Strategy 8: Allocate CDBG assistance for
public facilities and infrastructure in
RCAP and near-RCAP areas



For More Information:
Mike McNair, City of High Point
michael.mcnair @ highpointnc.gov

Bill McNeil, Piedmont Triad Regional Council
mecneilplanning @ gmail.com
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