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While I’m an architect, my talk today is NOT about physical design.
I know the session is called Designing for Affordability and Diversity.




 Architect / Founder 
Schemata Workshop
 Resident / Founder   

Capitol Hill Urban 
Cohousing
 HDC Board member -

affordable housing 
advocate
 Seattle Planning 

Commission - creating just 
and equitable city
 Life-long learner of      

anti-racism
Mother of bi-racial teen

Grace H. Kim, FAIA
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Presentation Notes
I am NOT an expert. I’m on this journey of learning to be an anti-racist….just like you




poll
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Anonymous poll – editorialize how this group is similar/different than the typical cohousing demographic.

Please indicate your cohousing status (choose one)
Currently living in cohousing
Part of a forming group
Interested in cohousing
New to concept of cohousing
Cohousing professional
Prefer not to answer
 
Please indicate race:
Black / African American
Native / Indigenous (incl Hawaii and Alaska Native)
Asian – mainland
Pacific Islander 
LatinX
White
Mixed race
Prefer not to answer
 
Please indicate ability (select as many as apply):
Physical disability
Cognitive disability
Visually impaired
Deaf / Speech impaired
Acquired brain injury
Fully-abled
Prefer not to answer
 
Please indicate gender identity
Male
Female
Transgender
Non-binary
Prefer not to answer




Why this session?

Presenter
Presentation Notes
Why this session?�Because many cohousing groups start off with a strong desire to include diversity and affordability...but very few actually achieve these ideals by the time they move in. 
And while I always note that Intention is what differentiates cohousing from other forms of housing, 
With regard to affordability and diversity, intention is not enough

Must ask yourself WHY you want to attain diversity/affordability
And if you understand WHY, that will inform what you might be willing to do to achieve goal.

2006 I attended my first cohousing conference. In those days, it was very grassroots – about 175-200 people would come and the closing session was often an open mic discussion.
I remember being in Boston in a hot university lecture hall and someone stood up and asked “why are we so white”? Where are there not more BIPOC residents or attendees?
At the time, I had just recently completed a post-graduate degree researching cohousing. I’d already been practicing for 13 years, and had some real world experiences, but I was still very naïve.
In doing my own research and literature reviews, interviews with my parents and other BIPOC, interviews with people in cohousing, my own soul-searching,  I had concluded that BIPOC and low income people were not interested in cohousing because they were still striving for the American Dream. And that cohousing was the antithesis to that. And that until people had attained the single family house and white picket fence, they couldn’t make the lifestyle “choice” of cohousing.
While there is some truth in that naïve thesis, there is so much to unpack.

I’m not expert, but let’s start to unpack some of that.



How do you define 
affordable?



Affordable 
“Low-income”

AFFORDABLE HOUSING

Housing attainable at <30% of household 
income.

Low and Very Low Income = 50-80% AMI.

State and Federal Funding Available



Workforce
“moderate 
income” 

WORKFORCE HOUSING

80-150% AMI

No Public Funding Available

Presenter
Presentation Notes
Where has our middle class gone?




What is AMI?
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Presentation Notes
Can’t talk about affordable housing without talking about area median income (this is a metric that is used by HUD and the public housing/non-profit housing community).




https://affordablehousingonline.com/housing-search/Tennessee/Knoxville

AMI
$73,900

Knoxville, TN



https://affordablehousingonline.com/housing-search/Colorado/Denver

AMI
$100,00

Denver, CO



https://affordablehousingonline.com/housing-search/Ohio/Canton

AMI
$69,500

Canton, OH



https://affordablehousingonline.com/housing-search/Pennsylvania/Scranton

AMI
$71,700

Scranton, PA



https://affordablehousingonline.com/housing-search/Washington/Seattle

AMI
$113,000

Seattle, WA



Low income
• 30-50% AMI 

Who: Housekeeper, Barista, 
Court Clerk, County 
Receptionist

Single person 
• $31,200-41,800
• $15-20/hour

Single parent with 2 kids
• $32,250 - $53,750
• $15.50 - $25.84/hour Source: payscale.com; County job listings, city-data.com

Presenter
Presentation Notes
In seattle
This is who is considered “low income”
Working class

Most seniors who are retiring…don’t realize that they will likely be in this category



workforce
• 80% -120% AMI 

Who: Teachers, Homecare 
professional, Administrative 
Assistant, Corrections 
Deputy 

Single person 
• $41,800 - $66,700
• $20 - $32/hour

Single parent with 2 kids
• $85,750 - $129,000
• $41.23 - $62.02/hour

Source: payscale.com; County job listings, city-data.com
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When I was growing up in the 70s, this income segment would have been considered middle class



“affordable to you and me”

Presenter
Presentation Notes
When thinking about affordability its important thinking about income ranges, not perceptions of “class”
As a planning commissioner, architect, affordable housing advocate, I’ve talked with lots of “lay” people about affordability and I have found that many are really talking about “affordable to you and me”




Missing middle 

Presenter
Presentation Notes
That change in income translates to  what planners are calling the “Missing middle “

Single family
In most cities 120% AMI

Midrise – low/very low

housing affordable to for you/me
Think about the physical form of what you are building. is it suitable for the target incomes you desire




Why affordability?



 “Helping” others
 Affordable to more/most

 Intentions  / Impact
 Power dynamics
 Expectations

intentions

Veracentra.com

Presenter
Presentation Notes
Explore intentions
Often a community value – stated in the vision/values statements 
Sometimes its to “help/serve others”
May be self interest
Be clear with yourself, amongst your community and in recruitment

Consider intention vs. impact
“Talking down” to someone
Assuming you are “helping” someone else – do they want help?
Could creates an unintended power dynamic
You: start with generosity, becomes fear of unknown (timeline, “other”), feelings of judgement/superiority
Other: Start with gratitude/becomes fear of loss /feelings of resentment
Must be intentional – don’t dismiss/discount feelings
Get to know people / build relationship / communicate
Expectations – one sided recipient of help (foot of oppression).





 Federal / state / county / 
city
 Varies widely
 Conditions / requirements

 Competition for funds
 Partner with NP developer
 Timing out of your control

subsidies

money
time

Presenter
Presentation Notes
If you choose to incorporate affordable housing
$$$ in eyes = subsidy for project
This could be at the federal, state or local level.
Funding could be public (supported by bonds and levies) 
Or private (tax credit investors, philanthropy)
“Strings” attached – requirements for income certification – once or annually
Conditions > UFAS, sustainability, limit in unit size/sales price, deed restrictions
Competition for public funds is usually high – point based
Partner with a NP developer to score higher points
Timing may be out of your control – funding rounds (PAHO), developer mission, developer pipeline





 The foot of oppression

Systems Intersecting Housing

Presenter
Presentation Notes
Can’t talk about 
Greater powers at play that could impact funding.
Development of housing is influenced by many outside factors.
The People’s Institute for Survival and Beyond – Undoing Racism




FOOT OF 
OPPRESSION
 Systemic removal of 

power from communities 
they seek to “empower” 
and “serve”.

Media
Financial
Healthcare 
Education
Housing
Insurance

Religious
Social services
Employment
Criminal justice
Transportation

 Media
 Financial

Healthcare 
 Education
 Housing
 Insurance

 Religious
 Social services
 Employment

Criminal justice
 Transportation

Presenter
Presentation Notes
These intersectional factors are systems of oppression.
People’s institute would describe the foot of oppression as the Systemic removal of power from communities they seek to “empower” and “serve”.

The institutions may not have been set up that way, and people working in them are not individiually “bad”. 
But these institutions/systems are the foot of oppression
And these are the ones that might intersect with housing

Stop and think…answer question if there are any
I am NOT an expert. I’m on a journey/path like you



Why diversity?
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Presentation Notes
Many reasons that people value diversity

Equitable/just
Guilt/shame
Fear of liberal judge
It’s just the “right thing to do”





what about sexism, ageism, 
ableism, classism, 
gender identity…?

Presenter
Presentation Notes
there is diversity of many kinds
And often in conversations around diversity, everyone wants to talk about other “isms”
While important to recognize various forms of discrimination, bias, oppression.



race

Presenter
Presentation Notes
If we address race, we address all other forms of bias and oppression
In his book How to be an Anti-racist, Ibram Kendi notes that Black Trans women are the best to lead us in conversations and solutions to end racism because they experience the most extreme intersections of oppression

Let me break this down.
Black people are more oppressed than whites
Of any race women experience more oppression than men
Gay are more oppressed than binary/cis-gendered people 
And of the Trans community (people who do not identify as binary or their birth gender and may choose to cross dress) are the most marginalized in the Gay community.





2020

Presenter
Presentation Notes
2020 was a historic year on many fronts
Social isolation from the global corona virus pandemic
Some call it the great pause



“great pause”

Presenter
Presentation Notes
When the world put their lives on hold…not traveling, work/schools remotely, limiting social interactions
Let people take a deep breath.
And as we exhaled, the planet was able to breath a little easier as well
CO emission went down.



Presenter
Presentation Notes
Polluted cities in India and China saw the sky, the sun, the nearby mountains again
And with the unnecessary death of George Floyd, the US woke up with an ugly hangover – the realization that racism was still pervasive.



“great awakening”
2021 copyright schemata workshop

Presenter
Presentation Notes
many well-intentioned people (largely white liberal/progressives) had been lulled into a dream of a “post-racial” society.
But One that the white conservatives knew did not exist.
BIPOC communities had experienced and witnessed the ravages of racism for centuries.
Last year was a year of awakening – after the murder of George Floyd, people took to the streets.




Why diversity?
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So why integrate diversity into our vision/values?





 “Helping” others
 The ideal of equity and 

inclusivity 
 Post racial society

 Intentions  / Impact
 Power dynamics
 Expectations

intentions

Veracentra.com

Presenter
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Explore intentions
Often a community value – stated in the vision/values statements 






barriers to 
cohousing

 Media
 Financial

Healthcare 
 Education
 Housing
 Insurance

 Religious
 Social services
 Employment

Criminal justice
 Transportation

Presenter
Presentation Notes
Lets go back to the foot of oppression
There are many

What would prevent a BIPOC from joining your cohousing community?
Media – how would they hear about it? News/radio – geared towards BIPOC community?
Education – how did you learn about cohousing? Did you read a book? Or was it Word of mouth? 
Cohousing is full of college educated, upper middle income people. 
Study by Center for American Progress shows that White people are almost two twice as likely to complete a Bachelor of Arts degree as a Black or Brown person.
Housing – when realtors are showing black or brown folks a home for sale, do they show them a house in cohousing? Probably not.  
Insurance  - in 2020 MIT Center for Finance and Policy conducted a report and found that Black homeowners on average pay $67,320 more for their houses because Black homeowners tend to have lower savings for down payments, and therefore pay slightly higher mortgage rates resulting in higher mortgage insurance premiums. 
Transportation – many cohousing are in suburbs/rural areas – need a car to access.



 Few BIPOC  in cohousing

welcoming to BIPOC

Veracentra.com

Presenter
Presentation Notes
If barriers are overcome, is cohousing welcoming?
Are the traditions, foods, environs reflective of white culture?
If a community’s website shows diversity – its because there was a visitor or a friend. Or adopted children
Reflect on who is in room
When visitors come, are they made to feel “othered” or welcome?








When it comes to race, 
white people have work to 
do.
 Ask questions, be curious 

about their life experiences.
 Don’t ask BIPOC to do the 

work for you. White Caucus
 Undoing Racism (People’s 

Institute for Survival and 
Beyond)
 How to be an Anti-racist by 

Ibram Kendi

doing the work

Veracentra.com
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If you want BIPOC to be authentically welcomed and comfortable in your community
Be prepared to do the work









 Posting flyers
 Advertising
 Groups targeted for 

outreach
 Inviting to your meetings? 

Going to theirs?

recruitment

Veracentra.com

hijabonita.tumblr.com
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When you think about recruitment
Where do you post flyers – your fav coffeeshop/yoga studio/church/daycare in your neighborhood?
Do you go to the Somali or Korean churches? Do you go to Ethopian or the Chinese restaurant where you are the only white person?
Do you go to the halal butcher or Asian grocery store?
Are the radio spots on NPR or the local ethnic newspapers?
Are you inviting people to come to your meetings? Or are you asking groups to present at their standing meetings?








FAIR is not equal

Creative financing
 Seller financing
 Down payment assistance
 Internally subsidize sale 

with no deed restriction

equitable financing

Veracentra.com

hijabonita.tumblr.com
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Many of you have probably seen a version of this image over the past decade.
Fair is not equal – especially in housing

So how to create equity
Knowing that BIPOC are not as likely to have savings for a down payment, are you willing to come up with creative ways to provide downpayment assistance?



home ≠ real estate transaction 
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Need to stop focusing on home as a real estate transaction
In cohousing, the transaction is about the exchange of social capital.

Rather than thinking about the “value” of the home and what you are “getting” for your money.
How can we be more intentional for our values towards diversity 



Online Dictionary                   
noun - a person who is 
engaged in a conspiracy 
with another or others.

Bettina Love                               
noun – a person who is 
willing to put something on 
the line for somebody; a 
person who is willing to use 
their privilege to take risk 
for someone else

Are you willing to be co-conspirator?

Veracentra.com
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when your community starts to talk about vision/values
And diversity and affordability comes up…it inevitably will.
You must ask yourself, is this a value I truly hold? Or does it make me feel good to say I do.

If it’s the latter, don’t be ashamed or judge yourself too harshly.
But rather think whether you are willing to do the work in order to live into this value.

If you truly value diversity and affordability, you have to start thinking of your self as a co-conspirator.
What privilige/personal comfort are you willing to give up in order to make this ideal a reality?
Maybe you start now. In your workplace, in the line at the grocery store.

interview Bettina Love – ally vs. co-conspirator.






