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About 40% of all single family areas in Mount
Vernon fell within the Type 2 & 3 category. If
the necessary repairs are not accomplished,
these units may deteriorate further, making
them virtually uninhabitable. The City should
not allow such units to become a serious public
safety concern. Also important is the affect
that concentrated Type 2 & 3 areas can have on
sound, quality neighborhoods nearby — if the
deterioration of housing units within a
neighborhood is not addressed, in time the
decline will begin to have a negative impact on
adjoining areas.

Redevelopment is the demolition, removal, or clearance of structures and preparation of the lot
for new construction. Redevelopment is necessary when a housing unit reaches such a state of
deterioration that a rehabilitation strategy becomes unfeasible. At the point where housing units
need to be cleared, they pose a significant health and safety issue for local citizens; the City,
therefore, should be proactive in addressing such structures through demolition. It is
recommended that the City continue to maintain a budget for demolition, and may consider
identifying a set number of dilapidated housing units per year that need to be demolished and
allocate funds accordingly within areas designated as Type 2 & 3 on Plate 6-1.

Comparison to Neighboring Cities

Comparing housing data from Mount Vernon to the neighboring and/or similar cities of Athens,
Greenville, and Mount Pleasant may be helpful in understanding and providing context to the
housing condition information provided, shown in Figure 6-2.

Figure 6-2.
Mount Vernon Athens Greenville Mount Pleasant
Type | 20% 60% 65% 50%
Type 2 40% 25% 25% 40%
Type 3 40% 15% 10% 10%

It is important to note the difficulty in comparing the data from each of these studies. The
housing condition surveys for Mount Vernon included three categories (Type I, Type | & 2, and
Type 2 & 3), while Athens, Greenville, and Mount Pleasant originally included four categories
(Type I, Type 2, Type 3, and Type 4). In order to compare the cities as accurately as possible,
the Mount Vernon types were instead called Type |, Type 2, and Type 3. The other surveys
combined Type 3 and Type 4 into one category.

Again, while this allows for a general comparison of the housing conditions among these cities, it
is not a fully accurate comparison between the cities due to the varying methodologies.
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Recommendations

The standards for new residential development should be such that maintenance and
preservation strategies become necessary only over time. Development guidance, either during
the stages of zoning change or subdivision approval, provides City staff with an opportunity to
ensure that the City’s commitment to quality will be reflected in a residential development of
lasting value and stability. Proactive enforcement of City policies and regulations prior to
development is critical to the maintenance of the local housing stock and to the high standards
of community development to which the City is committed.

Housing Mix and Type

A mix of residential densities and housing types is important to give residents a choice in
selection of housing types. The Future Land Use Plan (Plate 3-1) provides locations for various
types and densities of residential development in
order to create opportunities for varied housing
types while retaining the desired character of
each neighborhood. Low density residential
housing should be developed within those areas
where neighborhood units are appropriate.
Medium and high density residential housing
should be planned only within areas adjacent to
major thoroughfares and in locations where
public facilities and services will be able to meet
the need of a larger population. It s
recommended that the future density mix of
housing types stay generally consistent with the
housing mix that Mount Vernon has today.

An example of a single family home under construction

The Future Land Use Plan (Plate 3-1) provides for flexibility in the type of housing built. Within a
planned residential area, several types of housing can be developed. For example, an area can be
planned for multiple family or apartment units adjacent to a major thoroughfare, with a majority
of single family detached homes within the interior of the neighborhood that are buffered by
duplex units. In this way, a property owner can choose to develop a particular housing type, and
diverse housing options will be available for future residents.

The following standards are in the City’s Zoning Ordinance available for residential
development:

R-3 Lot size: 12,000 square feet — Buildable area: 4,800 square feet;

R-4 Lot size: 9,000 square feet — Buildable area: 3,600 square feet;

R-6 Lot size: 6,000 square feet — Buildable area: 2,400 square feet;

Manufactured Home Overlay District Lot size: 4,000 square feet — Buildable area: N/A.

It is recommended that the City work toward the goal ensuring a balanced housing mix by
allowing a range of lot and dwelling sizes. In addition, the City should continue to enforce the
Zoning Ordinance in areas that are undeveloped.
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Recommended Housing Types

Full-Life Cycle Housing

As a full-life cycle community, a variety of housing types should be offered within the City.
Mount Vernon consists primarily of traditional single family homes, which appeals to the
majority of people. However, in order to accommodate for a full life cycle, housing should be
offered for other, less traditional residents such as young professionals or retirees.

Successful examples of single family attached housing currently exist within the city, and similar
developments should be considered. It is recommended that criteria be established for multiple
family housing units. The following guidelines are suggested for incorporation into the City’s
Zoning Ordinance.

= Small multiple family complexes should consist of no more than six units and should not
exceed one story.

* If a small development is adjacent to a single family residential neighborhood, then
transition areas (open greenspace, buffer areas, medium density development, etc.)
should be incorporated into the project.

= A larger multiple family tract should be adjacent to a collector or minor/major arterial
thoroughfare (i.e., not directly adjacent to local residential streets), and all access into
the complex should be from minor arterials.

» All structures within multiple family developments should adhere to the residential
building material guidelines on Page 6-13.

= Based upon the density of the complex, an appropriate amount of usable open space
should be required.

= A maximum of 24 units per acres should be permitted for large units. A maximum of 12
units per acres should be permitted for small units.

Workforce Housing

Housing affordability remains a key issue for cities throughout the state of Texas and the
country. As noted in the Baseline Analysis (Page [-34), Mount Vernon’s housing units are
already generally affordable. While the new units
may not be as affordable as existing units, families
vacating existing units to purchase a new unit will
make the existing unit available to an incoming
family upgrading from another area. Housing for
single, working parents and lower-income
workers is a concern for businesses that rely on
this segment of the labor force. In addition,
senior citizens and other segments of the
population who may be on fixed incomes are
particularly affected by increasing housing costs.
It is recommended that the City continue efforts
to ensure that these types of households are
represented in the context of available housing
within Mount Vernon by identifying locations for a variety of housing types and densities.

e S,

An example of affordable housing
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Manufactured homes represent a significant
percentage of the affordable housing
market. With the financing schedules that
are available to buyers, purchasing a
manufactured home becomes affordable
whereas a site-built home may not be
economically feasible. As shown in the
Future Land Use Plan (Plate 3-1), Mount
Vernon has two areas designated as
Manufactured Housing Overlay districts.
These districts primarily consist of either I)
areas where a significant percentage of the
housing units are manufactured homes,
and/or 2) areas where manufactured homes
would be an improvement to the existing
housing composition.

An example of an appropriate manufactured home

One of the issues that cities have been challenged with in relation to manufactured housing is
the maintenance over a period of time; this housing type tends to experience deterioration, and
it is recommended that the City establish high standards in order to support additional high
quality manufactured home development in the existing Manufactured Home Overlay districts.
Standards related to the quality of manufactured homes should be established that incorporate
the following:

= All development standards of the base zoning district (e.g., setbacks, driveway
construction, etc.) should be met.

=  The addition of the manufactured home should not degrade the character of the
neighborhood and the structure is considered to be of equal or greater quality than the
majority of existing residences in the vicinity.

* The manufactured home structure should not be on a major thoroughfare (e.g.,
Holbrook Street, etc.).

* The manufactured home should be placed on a permanent concrete foundation that
complies with the City’s building codes for residential structures (i.e., no wheels).

®  The roof should have a required minimum pitch of 3:12.

* The trailer tongue should be removed.

*  The minimum dwelling unit size should be 1,000 square feet.

* The front door of the manufactured home should face the street.

* If the space between the manufactured home and the foundation is visible, skirting must
be used to visibly hide that space.
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Infill Development

Infill areas within cities are often very different from outer areas — the character of infill areas is
already determined, and homes have existed for long periods of time. Because infill areas are
inherently different than newly developed areas, new and/or rehabilitated homes in infill areas
should have different standards applied to them. This can ensure that zoning standards do not
indirectly discourage infill housing.

The following standards should be applied to infill areas in Mount Vernon:

* Any structure that was originally (and legally) constructed with wood siding should be
able to replace such wood siding with cementitious fiber board siding.
*= Cementitious fiber board siding materials (e.g., Hardieplank) should also be permitted
on new homes or for improvements to existing homes.
= Any new home or rehabilitated home should be required to be compatible with other
nearby homes along the street, and to compliment and enhance the overall appearance
of the neighborhood.
* Unit types other than single-family should be considered with a Special Use Permit in
infill areas.
0 This would encourage a mixture of housing types.
0 This would allow for a housing structure to be approved when it is an
improvement to the units it is replacing and/or to the neighborhood as a whole.
0 One of the main criteria for a unit type other than single-family to be approved
should be that it is constructed in such a way that is compatible with the other
housing units and the neighborhood (refer to the pictures of infill houses below
for incompatible infill examples).
= Setbacks should be compatible with the setbacks of existing homes in the area, and
should not differ such that an incompatible aesthetic along the street is created. For
example, the illustration below shows a new house with a much smaller setback, which
creates a different view from the road than the original development. The intent of less
stringent setback requirements is to allow modern-sized houses in a way that is
compatible in infill situations.

These infill houses (to the right in each picture) are not complementary to existing homes (to the left in each picture).
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Quality of life is another important aspect to consider when discussing infill development. While
it is a difficult phrase to define, there are elements that can be identified that enhance the quality
of a neighborhood environment, such as street trees, sidewalks, and well-maintained streets.
With new neighborhoods, incorporating such elements is relatively simple by requiring them
through City regulation. The provision of such elements in older neighborhoods is no less
important to the quality of life, but is more of a challenge because it must be done retroactively.
In order to ensure that neighborhoods within Mount Vernon maintain a high level of quality in
the future, a gradual and sustained program of improvements and maintenance is recommended
that includes the following:

* Promote bicycle routes within rights-of-way (refer to the Thoroughfare Plan/Parks,
Recreation & Open Space Plan);

* Provide pedestrian routes, such as sidewalks or trails (refer to the Thoroughfare
Plan/Parks, Recreation & Open Space Plan);

*  Provide recreation spaces within neighborhoods;

* Encourage the formation of neighborhood associations (refer to the Parks, Recreation &
Open Space Plan);

* Continue proactive code-enforcement efforts, and be proactive in protecting the
appearance of residential areas.

While some of these suggestions require capital reinvestment, others do not and may be easily
achieved with limited capital outlay. It is recommended that the City allocate capital and
maintenance funds to an established reinvestment program for older neighborhoods.
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Residential Building Materials

Quality building materials contribute to the longevity of neighborhoods. The impact materials
have on the appearance of a community is substantial. When a neighborhood ages, the wear
and tear on the materials becomes more and more noticeable. Since most homes in a
neighborhood are built at the same time, they typically have maintenance issues within a similar
span. If poor materials are used in construction and all the homes age at the same pace, then a
blighted neighborhood could result. It is the goal of the element, to help ensure that homes are
built with quality materials which promote the livability and sustainability of the neighborhood.

Suggested Design Standards

Exterior residential building materials should include brick, cementitious fiber board siding
(CFBS), or stucco (or synthetic stucco — exterior insulation and finish systems, or EIFS). Homes
should be constructed of one or more of these allowable materials.

Brick

CFBS
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Stucco
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Plan Administration

Code Enforcement

Code enforcement is one way in which Mount Vernon can improve local housing, unit by unit.
Many cities have code enforcement policies that are reactive — that is, violations of general code
regulations are not enforced unless and until a complaint is made. Other cities have code
enforcement policies that are more proactive — that is, staff is actively looking at areas of the
community from a regulatory perspective, and enforcing codes as they see violations on a

regular, consistent basis, even without a complaint being made. It is recommended the City
utilize a proactive code enforcement policy.
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Funding Opportunities

There are numerous federal and state funding programs, some of which the City can initiate to
begin to improve these areas. One such program is the HOME rehabilitation program é-!, which
is administered through inspection services. Due to the fact that housing rehabilitation
programs have an area-wide focus, it is recommended that the City continue to solicit
community support for housing rehabilitation and maintenance on an area-wide basis. Further,
the City should provide assistance to citizens in need of funding (i.e., information on grants), and
should establish a system for feedback and continued contact with property owners to
encourage continued maintenance of the structures. The City should pursue annual financing of
the program, and should continue to increase the number of rehabilitated homes each year
when possible.

61 This program is administered by the Department of Housing and Urban Development (HUD) with funds allocated to states
and local governments by a specified formula; requires a minimum amount of funding to qualify for program participation.
Funds can be used for acquisition, rehabilitation and new construction of housing, or to provide direct rental assistance.
Expenditures require a 25 percent local, non-federal match for every dollar used for HOME funds. Monies can also be used for
financing assistance, including grants, loans, and other HUD-approved financing mechanisms.

Table 6-1.

Program Name Purpose Funding Information

Participation can be through funds allocated
. by the State (through the Texas Office of
Community Alloc':ate_s funds for qelghborhood Rural Community Affairs), the County, or
revitalization, economic development
Development Block and the provision of improved the federal HUD Department; the
Grant (CDBG) P p availability of matching funds is considered

community facilities and services. . N
in the criterion of whether to approve the

grant application.

Helps very low- and low-income families
purchase a home by providing an
interest-free loan ranging from $5,000 to
$10,000-depending on the county in
which the property is located; assistance No City participation in funding is

is for down payment and eligible closing necessary.
costs, and the borrower pays the loan
when the home is either sold or
refinanced, or at the maturity of the
original mortgage.

Down Payment
Assistance Program
(DPAP)

Federal; administered by the Fair Housing
and Equal Opportunity Office; allocates
funds on a competitive/discretionary basis;
generally no requirement for matching
funds on the part of the receiver.

Fair Housing
Initiative Program Designated for those who feel they have
(FHIP) been victims of housing discrimination.
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Program Name

Purpose

Funding Information

Habitat for
Humanity

Houses, sold at no profit to pre-qualified,
low-income families, are financed
through no-interest mortgages.
Mortgage payments are returned to a
revolving fund, which is used to finance
more construction. Pre-qualified
homeowners are required to invest
hours directly working on the Habitat
project.

A 501 (c) (3) nonprofit organization that
builds and rehabilitates homes in
partnership with low-income residents.
The organization utilizes volunteer labor,
monetary, and in-kind donations to build
houses.

Healthy Homes

Initiative Program
(HHI)

Focuses on housing-related health
hazards; given to non-profits, local
governments, and other agencies, not to
individuals.

Federal; administered by the Lead Hazard
Control Office and builds upon the
Housing and Urban Development (HUD)
Department's existing housing-related
health and safety issues; generally no
requirement for matching funds on the part

of the receiver.

HOME Investment
Partnerships
Program (HOME)

Provides grants and loans to help local
governments, nonprofit agencies, for-
profit entities, and public housing
agencies provide safe, decent, affordable
housing to extremely low-, very low- and
low-income families.

Funds are through four basic activities:
Homebuyer Assistance, Rental Housing
Development, Owner-Occupied Housing
Assistance, and Tenant-Based Rental
Assistance; requires matching funds of at
least 25%, which must come from state or
local, non-federal sources.

Housing Tax Credit
(HTC) Program

Directs private capital towards the
creation of affordable rental housing. To
qualify for the tax credit, either 20% or
more of the project's units must be rent-
restricted and occupied by individuals
whose income is 50% or less of the
median family income; or 40% or more
of the units must be rent-restricted and
occupied by individuals whose income is
60% or less of the median family income.

Developers of low-income rental housing
use the tax credit to offset a portion of
their federal tax liability in exchange for the

production of affordable rental housing.

Housing Trust Fund

Awards funds on a competitive basis to
nonprofit and for-profit organizations,
local governments, public housing
authorities, community housing
development organizations, and income
eligible individuals and families for the
acquisition, rehabilitation, and new
construction of affordable housing.

The program provides funds in the form of
zero percent (0%) interest loans for
predevelopment expenses including market
studies, site plans, architectural and
engineering studies, and other pre-
construction expenses; no matching funds
are required.
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Program Name

Purpose

Funding Information

Texas Bootstrap
Loan Program

Provides mortgage loans to very low-
income families (60% Area Median Family
Income) not to exceed $30,000 per unit.

Nonprofit organizations can combine these
funds with other sources such as those
from private lending institutions, local
governments, or any other sources.

This program is a self-help construction program, which is designed to provide very
low-income families an opportunity to help themselves through “sweat equity.” All
participants under this program are required to provide at least 60% of the labor
necessary to construct or rehabilitate their home.

Texas First-Time
Homebuyer Program

Channels below-market interest rate
mortgage money through participating
Texas lending institutions to eligible
families who are purchasing their first
home, or to those who have not owned
a home in the past 3 years. The program
is designed to serve very low- to
moderate-income Texas families.

No City participation in funding is
necessary

The City should investigate these programs to determine which would be most helpful in

addressing local housing challenges.
programs until it attains a certain population.

The City may not be able to utilize some block grant
However, many of these state and federal

programs would not require any monetary contribution from the City, and they would benefit
the community through the infusion of funding and related volunteerism that would be part of
the implementation of such programs.
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Conclusion

This Housing Strategies chapter includes an important set of recommendations for maintaining
and improving housing and neighborhoods in Mount Vernon. The City has a unique blend of
historic and newer homes not found in many Texas cities. If followed, these recommendations
should help the City maintain its current housing stock and improve its future housing
neighborhood areas to ensure that quality and sustainability area key characteristics of future
residential development in Mount Vernon.

Table 6-2 includes a summary of the Housing Strategies for each condition type. Table 6-3
summarizes recommendations provided throughout the chapter. Table 6-4 includes
administration information to support the recommendations.

Table 6-2.

Summary of Housing Strategies Goal

Neighborhood Preservation (Type |): Areas in which the City should
sustain and protect existing desirable conditions.

Housing Maintenance (Type | & 2): Sound housing units that are in
need of minor or moderate repairs in order to prevent deterioration of the

housing units and neighborhood. 233

Rehabilitation and/or Redevelopment (Type 2 & 3): Housing units in
need of major professional repair services or that may require demolition in
some cases.

Table 6-3.

Summary of Recommendations Goal

Housing Mix/Types: Promote housing opportunities for a “full life cycle”
community to accommodate retirees and young professionals. Include 1.2;2.1,2.2, 23, 2.5;
affordable housing opportunities as well. Include smaller lot and home sizes 32

in the Zoning Ordinance to allow for such developments.

Infill Development: Redevelop residential neighborhoods in 2 manner that 1.2, 1.4;2.1,2.2,23,
is consistent with existing land uses and structures. 24

Update Planning Practices: Require parking on driveway or in
garage.

3.1

Residential Building Materials: Require the use of quality building

s ) . " .- 2.1; 3.1
materials, including brick, cementitious fiber board siding, and stucco.
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Table 6-4.

Summary of Plan Administration Goal

Code Enforcement: Promote proactive code enforcement within the City

to regulate compliance with the Zoning Ordinance and other ordinances. 357.1,7.2,7.3

Funding Opportunities: The City should solicit community support for
property maintenance and rehabilitation, and provide information to 2.3
residents regarding funding sources.
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