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December 14, 2015 

 

Purchasing Director 

Lexington-Fayette Urban County Government 

Room 338, Government Center 

200 East Main Street 

Lexington, KY  40507 

 

Dear Purchasing Director: 

 

On behalf of Mosaic Community Planning, LLC I am pleased to offer this response to the 

Lexington-Fayette Urban County Government (LFUCG)’s Request for Proposals #54-2015, 

regarding development of an Analysis of Impediments to Fair Housing Choice. Our proposed 

team brings over 60 years of combined experience assisting local governments with their 

planning needs, specifically including planning and analysis related to HUD grant programs. 

Before forming Mosaic Community Planning, Mosaic’s principals worked together at WFN 

Consulting, where, in the last five years alone, we completed 25 fair housing analyses (22 AIs, 

2 Regional AIs, and 1 FHEA). During the same period, we also produced Consolidated Plans, 

Annual Action Plans, and CAPERs for over 15 client jurisdictions.  

 

We thoroughly understand HUD’s AI requirements and are prepared to assist LFUCG 

not only with completion of the AI, but in navigating the rapidly shifting fair housing 

landscape. We are well aware of the AFFH Final Rule and the changes it will bring to fair 

housing planning. In fact, our AIs are designed to address both the current AI and the new 

AFH standards so that LFUCG will be as prepared as possible to meet the AFH 

requirements as HUD phases in the new format.  

 

Mosaic’s team offers a breadth of experience related to community planning and economic 

development, affordable and fair housing, stakeholder engagement, quantitative research 

and analysis, and GIS mapping. We provide our clients with plans tailored to address local 

needs, resulting in successful submissions to HUD. As our background represents both 

planning and grant management, our firm has a unique understanding of the work to be 

performed for the Lexington-Fayette Urban County, including proficiency with HUD’s 

regulations, access to official (and unofficial) guidance, and familiarity with HUD’s Office 

of Fair Housing and Equal Opportunity AI checklist.   
 

As the undersigned representative, I am authorized to negotiate a potential contract on behalf 

of Mosaic. Please feel free to contact me by phone at (404) 831-1395, or via email at 

jeremy@mosaiccommunityplanning.com. Thank you for your consideration. I look forward 

to hearing from you. 

 

Sincerely, 

 

 

 

 

Jeremy D. Gray 

Partner and Project Manager 

Mosaic Community Planning, LLC 



 

Proposal for an Analysis of Impediments to Fair Housing Choice for LFUCG    2 

FIRM INFORMATION 

COMPLETE LEGAL NAME and CONTACT INFORMATION 

Mosaic Community Planning, LLC 

195 Arizona Avenue NE 

Suite 123 

Atlanta, Georgia 30307 

404.831.1395 

jeremy@mosaiccommunityplanning.com 

www.mosaiccommunityplanning.com 

DUNS NUMBER 

08-007-2553 

FEDERAL TAX IDENTIFICATION NUMBER 

47-5615120 

MBE/WBE STATUS 

Mosaic Community Planning, LLC is a women-owned small business. Principal partners 

Shuna Mason and Melissa Mailloux own a combined two-thirds of the firm. We are 

committed to partnering with other women- or minority-owned small businesses, and 

our project team also includes sole practitioner Kelley Gray, as reflected in the MWDBE 

Participation Form attached to this proposal. 

INSURANCE REQUIREMENTS 

Proof of Mosaic Community Planning’s current insurance coverage is provided as an 

attachment to this proposal. Should LFUCG select Mosaic as contractor, Mosaic 

certifies that it will obtain additional insurance coverage so as to meet the minimum 

limits stipulated in LFUCG’s Risk Management Provisions – Insurance and 

Indemnification. Mosaic will provide a Certificate of Insurance showing LFUCG as an 

additional insured. 
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APPROACH AND METHODOLOGY 

Mosaic Community Planning’s Analysis of Impediments to Fair Housing Choice (AI) will 

identify public and private sector barriers to housing choice in Lexington-Fayette 

County, and recommend customized, workable solutions to overcome them. The study 

will serve as a substantive basis for fair housing planning in Lexington-Fayette County, 

and provide essential information to policymakers, administrative staff, housing 

providers, lenders, and fair housing advocates. It will review regulations and 

administrative policies, procedures, and practices, and discuss their effects on housing 

location, availability, and accessibility.  

In developing this AI, Mosaic will rely on the following definitions, as outlined by HUD 

and contained in its Fair Housing Planning Guide:  

1. Fair Housing Choice – the ability of persons of similar income levels to have 

available to them the same housing choices regardless of race, color, religion, sex, 

disability, familial status, or national origin. 

  

2. Impediments to Fair Housing Choice – any actions, omissions, or decisions 

taken because of race, color, religion, sex, disability, familial status, or national 

origin, which restrict housing choices or the availability of such choices, or any 

actions, omissions, or decisions that have the effect of such restrictions.  

In July 2015, HUD finalized a new Affirmatively Further Fair Housing (AFFH) regulation 

that, beginning with 2017 submissions, will require grantees to prepare an Assessment 

of Fair Housing (AFH) rather than an AI. The phasing-in of this new rule will exempt 

LFUCG from having to produce an AFH next year, however, Mosaic’s familiarity with 

the new AFH standards, mapping technology, and assessment tool allows us to create 

a document that effectively satisfies both the AI and AFH criteria. Mosaic’s AI for 

Lexington-Fayette County will fully comply with the requirements of the Housing and 

Community Development Act of 1974, the National Affordable Housing Act of 1990, 

and HUD’s Fair Housing Planning Guide, but also prove an excellent bridge into the 

new AFH requirements.  

OVERVIEW OF THE AI PROCESS 

Mosaic’s proposed approach to LFUCG’s AI is grounded in the collection of broad 

community input and thorough quantitative and qualitative data. This comprehensive 

research will form a solid basis for the identification of impediments and the 

recommendation of customized strategies to address them. Internal and public review 

periods will allow for refinement of the document prior to submission to HUD. The 

study will involve three distinct phases:  
  

PHASE ONE
Community Input: 

Data Collections and 
Interviews

PHASE TWO  

Data Analysis and 

Document Drafting

PHASE THREE
Document 

Presentation 
and Approval 

Additional  

Protected Classes 

 

In addition to the 

federally protected 

classes of race, 

ethnicity/color, 

national origin, religion, 

sex, familial status, and 

disability status, the 

Lexington-Fayette 

Urban County 

Government also 

extends protection 

from housing 

discrimination based 

on sexual 

orientation and 

gender identity.  

 

To the fullest extent 

possible, Mosaic will 

include both of these 

additional protected 

classes in all analyses, 

and will identify any 

impediments to 

housing choice based 

on sexual orientation 

or gender identity.  
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Phase 1. Community Input Activities: Data Collection and Interviews  

1. Review LFUCG’s 2009 Analysis of Impediments, 2015 5-Year Consolidated Plan, 

recent One-Year Action Plans and CAPERs, Citizen Participation Plan, 2013 

Comprehensive Plan, small area plans, transportation plans, and other relevant 

documents. 

2. Participate in a driving tour of Lexington-Fayette County to gain an understanding 

of its character, residential and commercial areas, and recent new development.   

3. Gather demographic, socioeconomic, GIS, and land use information from LFCUG, 

HUD, the U.S. Census Bureau, the U.S. Bureau of Labor Statistics, the U.S. Bureau 

of Economic Analysis, the Federal Financial Institutions Examination Council, and 

other data sources and organize into relevant charts, maps, and graphs.  

4. Conduct community meetings, interviews/focus groups, and a survey to gather input 

regarding fair housing and other housing/community development needs. 

5. Collect fair housing complaint data from HUD’s Fair Housing and Equal 

Opportunity Office, the Lexington Fair Housing Council, the LFUCG Human Rights 

Commission, and from any other appropriate fair housing agencies. 

6. Research zoning laws, subdivision regulations, building codes, and other local 

government requirements that could potentially create barriers to construction of 

affordable, multifamily, and/or accessible housing. 

Phase 2. Data Analysis and Document Drafting  

7. Analyze socioeconomic data, housing data, and lending data to identify 

concentrations of protected classes, factors that may be influencing the 

development of these concentrations, and potential fair housing implications.   

8. Analyze all quantitative and qualitative data collected in Phase 1 to identify potential 

fair housing issues and draft impediments to fair housing choice. 

9. Analyze the scope and impact of fair housing efforts by LFUCG, the Lexington Fair 

Housing Council, the LFUCG Human Rights Commission, and other agencies, 

including training for real estate professionals and the general public. 

10. Compile a comprehensive list of potential impediments to fair housing choice in 

Lexington-Fayette County, along with specific supporting data. Assess the impact 

and analyze the scope of each impediment identified. Propose realistic solutions and 

recommend specific actions LFUCG can take to overcome the impediments. 

Phase 3. Presentation and Approval of Documents 

11. Provide a draft of the AI for review and comment by appropriate LFUCG staff prior 

to a public review period. With staff input, refine strategies, milestones, timetables, 

and result indicators for addressing impediments. 

12. Hold a public review period and hearing to receive comments on the draft. As 

needed, make presentations before LFUCG staff, elected bodies and/or the public 

about impediments and recommended strategies for overcoming them. 

13. Revise AI as needed based on public comments and/or staff comments. 

14. Prepare appendices including data sources, interview and meeting participants, 

copies of flyers and other ads, stakeholder comments, and other relevant items. 

15. Finalize the document and prepare for submission to HUD.  
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APPROACH TO COMMUNITY OUTREACH  

In order to receive as much meaningful public participation as possible, Mosaic’s 

community outreach process will include: 

 A minimum of two (2) community meetings held at times and places 

convenient for public participation, including minority and low-income residents;  

 Interviews and focus groups with LFUCG staff, elected officials, fair housing 

advocates, local nonprofit organizations, housing providers, real estate agents, and 

other key stakeholders;  

 A public hearing on the draft AI at a time and place convenient for public 

participation, including minority and low-income residents; and 

 A fair housing survey for residents and persons working in Lexington-Fayette 

County, including non-profit organizations and community advocates. The survey 

will be available online and in hard copy in English and Spanish. 

Mosaic will coordinate with LFUCG staff to develop a publicity strategy for public 

participation that will minimize the need for assistance from the County. While the 

strategy will depend on input from Community Development Department staff, Mosaic 

anticipates developing the following: 

 

 Newspaper notices for publication in the Lexington Herald-Leader, the Key 

Newsjournal, and other local papers;  

 Flyers in English and Spanish for distribution to neighborhood associations, public 

libraries, churches, fair housing agencies, housing and community development 

organizations, Urban County Council members and staff, and others;  

 A press release for distribution to local media;  

 Scripts and schedules for social media posts, including Facebook and Twitter; and 

 Scripts for advertisement on LFUCG’s cable access channel and website. 

We will prepare presentation materials for all meetings, along with any agendas and 

handouts. The AI will include documentation of the public participation process – lists 

of individuals and agencies consulted, public meeting sign-in sheets, complete survey 

results, and key themes from interviews, focus groups, surveys, public meetings, and 

other outreach efforts.  

IMPACT Stakeholder Engagement Model 

Our IMPACT Stakeholder Engagement Model combines innovative, industry-leading 

techniques from multiple disciplines into a methodology uniquely suited to HUD’s 

imperative to engage those who have traditionally been marginalized from the 

community planning process.  
 

Identify the Stakeholders - We know how important it is to have the right people 

at the table. An initial step in every client engagement is to identify stakeholders and 

categorize them as primary, secondary, or general, determining their level of 

participation and the best method to reach them. 

 

Market the Process - Here we conduct outreach through nonprofit partners, public 

notices, and press releases, including foreign language and/or special interest papers.  

Our community 

engagement process 

will include, but will 

not be limited to: 

 

• LFUCG staff and 

elected officials 

• Lexington Fair 

Housing Council 

• LFUCG Human Rights 

Commission 

• Lexington Housing 

Authority 

• Lexington Habitat for 

Humanity 

• Lexington Community 

Land Trust 

• Housing providers and 

developers 

• Neighborhood 

association leaders 

• Banks and other 

financial institutions 

• Real estate agents and 

associations 

• Community develop-

ment corporations 

• representatives 

• Members of the 

general public 
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Public Participation - We understand that participants may need education and other 

support to participate fully and meaningfully. We design our public meetings to facilitate 

informed discussion and allow every voice to be heard. Because our process uses three 

feedback loops, there are many opportunities for refinement and course correction 

rather than solely during the public comment period. When possible, we coordinate 

with existing community meetings to reach as large an audience as possible.  

 

Active Listening - We employ active listening techniques to ensure greater accuracy 

and accountability when collecting residents’ perceptions and comments. These 

techniques also hold potential for conflict resolution and consensus-building.  

 

Collaborative Review - Before a draft is published for public comment, it is internally 

reviewed in a collaborative process with key stakeholders. Verification of facts and 

research ensures the legitimacy of conclusions and findings and provides opportunity 

for corrections prior to public review. 

 

Transition the Momentum - Over the course of this project, we will develop a 

substantial stakeholder engagement portfolio, which will include lists of stakeholders 

and their affiliations, spreadsheets containing contact information for participants, and 

web resources specifically constructed for the project. At the conclusion of our role, 

these resources are carefully compiled and transitioned into the client’s hands to 

enhance future local stakeholder engagement efforts. 
  

AI COMPONENTS 

LFUCG’s AI will include the following components to ensure a thorough examination 

of the local fair housing climate and potential barriers in the public and private sectors. 

As HUD requires, this study will go beyond intentional acts of housing discrimination 

to also address impediments with the effect of discrimination on protected classes. 

Themes from the community engagement process will be incorporated as relevant.  

 

Introduction and Executive Summary  

a. Overview of consultant and LFUCG staff involved in conducting the AI, participation 

from local organizations and the public, methodologies and data sources used, 

funding sources, impediments identified, and recommendations to address them. 

Historical and Socioeconomic Overview  

a. Review of historical settlement patterns, including any significant impacts of major 

national social and political events in recent history.     

•Kick-off 
Meeting

Concepts

•Community 
Meetings

Alternatives
•Draft 
Presentation

Refinement

•Formal 
Approval

Final Draft

Primary    

Stakeholders: 

Essentially the project’s 

steering committee, this 

group includes all key 

decision-makers. 

 

Secondary 

Stakeholders:  

Persons or organizations 

with experience or 

perspectives that will 

provide crucial input into 

or feedback on the plans. 

 

General  

Stakeholders:  

Members of the public 

with a general interest in 

the project. 
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b. Demographic overview including population and household estimates and growth 

trends, household income distribution, and age distribution of the population.  

c. Economic analysis identifying major employers and employment sectors, 

unemployment rates, and poverty rates by race and ethnicity.  

Geography of Protected Classes  

a. Analysis of residents and households by race, ethnicity, national origin, familial 

status, householder sex, disability status, religion, and same-sex households, 

including changes between the 2000 and 2010 Censuses.  

b. Concentration of protected classes by census tract. Identification of racially and 

ethnically concentrated areas of poverty (RCAP/ECAPs), defined by HUD as census 

tracts with a majority minority population and poverty rates over 40%.  

c. Levels of racial and ethnic segregation in 2000 and 2010. Comparisons with racial 

and ethnic segregation levels in comparable jurisdictions.  

Housing Stock and Availability of Accessible Housing  

a. Housing tenure, cost, structure type, age, and condition by householder race and 

ethnicity, to the extent data is available.   

b. Housing affordability and incidence of cost burdens (i.e., spending over 30% of 

household income on housing costs) by householder race and ethnicity. 

Foreclosure activity and potential impacts on protected classes. 

c. Problems faced by immigrant populations who face language and cultural barriers in 

addition to difficulty affording housing. 

d. Demographic profile of public housing residents and voucher holders.  

e. Locations of public housing, housing choice vouchers holders, Low Income Housing 

Tax Credit properties, and other subsidized housing. Problems faced by Section 8 

Voucher holders in being able to select housing throughout the County.  

f. Locations and availability of accessible housing. Compliance with accessibility 

requirements in construction of multi-family units. Problems of providing housing 

for persons with disabilities in residential neighborhoods.  

 
Private Sector Policies, Procedures, and Practices 

a. Mortgage lending activity including home purchase loan applications, approval and 

denial rates, and reasons for denials by applicant race, ethnicity, and gender using 

Home Mortgage Disclosure Act (HMDA) data. Levels of lending activity by the 

racial/ethnic composition of Lexington-Fayette County census tracts. Summary of 

problems faced by African Americans and Latinos in securing mortgage loans.  

b. Summary of brokerage services, insurance sales and underwriting, property 

management, and property appraisal practices and any fair housing implications.  

 

Public Sector Policies, Procedures, Regulations and Investment 

a. Comprehensive review of LFUCG’s zoning ordinance and other building and land 

use regulations with attention to their impact on housing choice for protected 

classes, including:  

Our AI will rely on the 

most up-to-date 

national, regional, and 

local data sources, 

including: 

 

• 2000 and 2010 U.S. 

Census 

• 5-Year American 

Community Survey 

• Bureau of Economic 

Analysis 

• RealtyTrac 

• National Low Income 

Housing Coalition 

• Home Mortgage 

Disclosure Act 

• Lexington-Fayette 

Urban County Zoning 

Ordinance 

• Lextran 

• Fayette County Public 

Schools 

• Lexington Fair Housing 

Council data 

• Human Rights 

Commission data 

• HUD Picture of 

Subsidized Households 

• HUD LIHTC database 

• HUD housing complaint 

data 

• Comprehensive 

Housing Affordability 

Strategy (CHAS) 
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i. Definitions of “family”; 

ii. Regulations regarding group homes and mobile home parks; 

iii. Restrictions on senior housing, multifamily housing, or accessory dwelling units; 

iv. Reasonable accommodations for persons with disabilities; and 

v. Requirements such as minimum lot sizes or setbacks, and maximum densities. 

b. Access to transportation for protected classes, especially transit access between 

RCAP/ECAPs and major employment centers, and the availability of paratransit 

access.  

c. Access to public and private education resources for protected classes, including a 

comparison of public schools in terms of indicators such as graduation rates and 

school ratings.   

d. Evaluation of any potential fair housing implications related to water and sewer 

systems, park system, fire and police protection, or other municipal services. 

e. Neighborhood revitalization efforts in RCAP/ECAPS.  

f. Policies and practices of the Lexington Housing Authority and other assisted 

housing providers relative to tenant selection and voucher administration.  

g. Property tax policies, including tax exemptions. 

 

h. Representation by minorities, women, and persons with disabilities on public boards 

and commissions.  

  
Fair Housing Organizations and Activities  

a. Public and private sector agencies offering fair housing services. These services may 

include education, advocacy, testing, and assistance with housing complaints. 

Descriptions of each entity’s services and quantifiable accomplishments.  

b. Review and summary of any fair housing testing results. 

c. Availability of housing and other services for persons with limited English 

proficiency. 

d. Assessment of local residents’ and real estate industry professionals’ awareness of 

fair housing issues. 

Fair Housing Legal Status 

a. Disposition of fair housing discrimination complaints within Lexington-Fayette 

County filed with HUD, the State of Kentucky, and/or local fair housing agencies. 

Complaints will be categorized by the basis for discrimination and source of 

discrimination to identify any trends.  

b. Review of housing discrimination lawsuits filed in Lexington-Fayette County, along 

with cases filed in the region that may have bearing on the fair housing climate in 

Lexington-Fayette County. Identification of any potential systemic fair housing 

issues evidenced by these lawsuits. 

Impediments and Recommendations  

a. Identification of impediments to fair housing listed in order of priority with clear 

supporting evidence derived from the analyses described above.  
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b. Proposed methods of corrective actions to address identified impediments. Mosaic 

Community Planning will work with LFUCG staff to tailor recommendations into 

specific, workable strategies for LFUCG and its public and private sector partners 

to implement. Recommendations will include a timeline with milestones for 

measurable results.   

THE HUD REVIEW AND APPROVAL PROCESS 

Our goal is to provide accurate, industry-leading documents that our clients are proud 

to call their own. The revision process is part of our commitment to delivering the best 

product to our client, and will likely require collaboration between our firm and LFUCG 

staff. We will revise the final draft to reflect changes proposed by staff, while maintaining 

the integrity of the document and underlying research.  

As the national fair housing climate continues to evolve, LFUCG should be aware that 

HUD’s review of their AI may require revisions. With extensive experience completing 

these documents for jurisdictions across the country, our staff is accustomed to this 

process and is prepared to clarify and/or revise the document as requested by HUD. 

Simply put, Mosaic will work closely with both LFUCG and HUD to ensure the 

satisfaction of all parties. 

DELIVERABLES 

We will provide a draft document to the LFUCG Division of Grants and Special 

Programs by March 22, 2016 and prepare subsequent revised drafts based on staff 

comments and public input. Revisions may include corrections to factual or 

typographical errors, but Mosaic will not substantially amend findings with regard to 

housing impediments. Should LFUCG disagree with the identified impediments, LFUCG 

will assume responsibility for making any desired revisions before submission to HUD. 

Mosaic will provide four (4) bound copies of the final AI and an electronic copy, 

including all appendices to the LFUCG Division of Grants and Special Programs by April 

22, 2016.  
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PARTICIPATION BY LFUCG  

The Mosaic Community Planning team anticipates completing the LFUCG AI with 

limited assistance from the LFUCG. Participation expected from LFUCG Division of 

Grants and Special Programs staff includes:  

 Initial meeting to finalize project parameters; 

 Facilitate a community tour for the project team, highlighting neighborhoods, 

housing developments, employment centers, or commercial areas of particular 

importance to the Analysis of Impediments;  

 Provide copies of or links to plans, studies, and related documents not readily 

available on LFUCG’s website;  

 Provide contact information for stakeholders for interviews, focus groups, and 

invitations to public meetings (note that Mosaic will be responsible for inviting 

participants and scheduling all interviews and focus groups);  

 Select and reserve appropriate venues for public meetings as part of the 

community engagement strategy;  

 Place public notices advertising public meetings in local papers; and  

 Review and provide edits and comments on the draft AI. 

In the course of our research and analysis, the Mosaic team would likely require input 

from LFUCG staff outside of the Division of Grants and Special Programs. For the most 

part, the level of participation sought would be for a one-time interview of an hour or 

less. For some personnel, particularly department heads, the project team may also 

request data or records kept by their respective departments. These personnel may 

include representatives from the Divisions of Planning, Building Inspection, and Code 

Enforcement; the Offices of Affordable Housing and Homelessness Prevention and 

Intervention; Parks and Recreation; Adult and Tenant Services; Planning Commission; 

Board of Adjustment; and the Board of Architectural Review.   

The Division of Grants and Special Programs’ liaison to the Mosaic project team would 

determine the appropriate communication protocols for reaching out to other LFUCG 

staff. 
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BACKGROUND, QUALIFICATIONS & EXPERIENCE 

FIRM BACKGROUND, QUALIFICATIONS, AND EXPERIENCE 

Mosaic Community Planning, LLC is a limited liability company organized under Georgia 

law. The firm is owned and managed by its three principals, Jeremy Gray, Melissa 

Mailloux, and Shuna Mason.  

Before forming Mosaic Community Planning, Mosaic’s principals worked together at 

WFN Consulting, where, in just the last five years, we completed 25 fair housing 

analyses (22 AIs, 2 Regional AIs, and 1 FHEA). During the same period, we also 

produced consolidated planning documents, housing market analyses for municipal 

clients, a housing planning study for a state government regarding reconstruction of 

affordable housing lost to a natural disaster, and a disparate impact analysis for a 

developer denied local permission to construct an affordable rental housing complex. 

Our clients have included single municipalities and counties, consolidated governments, 

and multi-jurisdictional bodies. We’ve worked with rural, suburban, and urban clients, 

with populations ranging from less than 20,000 to more than four million residents. 

Not only is Mosaic’s team experienced in the development of Analyses of Impediments 

and other related documents, but, we have vast general knowledge of fair housing. Our 

principals have provided training on the Fair Housing Act for our client communities 

and colleagues and have been on the leading edge of recent fair housing issues, including 

HUD’s AFFH Final Rule and the U.S. Supreme Court’s Texas Department of Housing and 

Community Affairs v. The Inclusive Communities Project decision and its implications for the 

doctrine of disparate impact. We have provided expert witness testimony and analysis 

in fair housing cases and, in 2014, worked with the State of Texas on a plan involving 

the placement of new public housing units in a way that would affirmatively further fair 

housing.  

We formed Mosaic to help communities plan differently. We know that planning is as 

much about people as it is places, which is why our work focuses on the intersection 

between community residents and the places they inhabit. A housing strategy must go 

beyond recommending what types of housing to build and how to finance them; it 

should also recommend how and to whom affordable units are marketed and how 

potential barriers to housing access can be mitigated.  

Community planning is multidimensional, which is why our team is too. We are 

planners, but that is only the beginning: we are also published researchers, sociologists, 

mathematicians, public administrators, grant managers, demographers, community 

organizers, and market analysts. Mosaic’s principals have varied backgrounds that give 

us a more holistic understanding of the communities where we work and allow our firm 

to take a multidisciplinary approach to our planning.  

At Mosaic, we envision community planning as similar to completing a puzzle. We 

specialize in finding and bringing to the table all the pieces needed for a truly 

collaborative process, including stakeholders diverse in income, race, ethnicity, age, 

gender, physical/mental ability, and perspective. The effort is sometimes challenging, but 

the result is always unique, and often beautiful. 

OUR STAFF’S MOST 

RECENT AI CLIENTS 

INCLUDE: 

 

Town of Babylon,                 
New York 

Town of East                   

Hartford, Connecticut 

Cobb County,                    
Georgia 

Collier County,                  
Florida 

Gwinnett County, Georgia 

Maricopa County, Arizona 

City of Mesa,  
Arizona 

City of Phoenix,                

Arizona 

San Bernardino                  
County, California 

St. Louis County and Cities 

of Florissant and O’Fallon, 
Missouri 

Waukesha County, 

Wisconsin 
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This approach is needed now more than ever. For several years, HUD has been moving 

toward a higher standard for community participation in fair housing planning. The Fair 

Housing and Equity Assessments required of HUD’s Sustainable Communities grantees 

piloted many of the provisions of the new AFFH final rule and encouraged “active and 

meaningful engagement and participation.” Now, the Assessments of Fair Housing that 

are required under the AFFH Rule will necessitate execution of an integral community 

participation program that includes “historically excluded” individuals. Mosaic’s 

emphasis on public engagement strategy will set LFUCG up for success with its fair 

housing planning. 

PERSONNEL BACKGROUND, QUALIFICATIONS, AND EXPERIENCE 

The figure below outlines Mosaic’s proposed team for the LFUCG AI. It includes Mosaic 

principals Jeremy Gray, Melissa Mailloux, and Shuna Mason, along with senior 

consultants/independent contractors Kelley Gray, Kimberly Roberts, and Craig Goebel. 

This team has worked together for over seven years, completed more than 20 fair 

housing studies, and together bring over 70 years of experience in fair regulations, law, 

and other issues to the LFUCG AI. A summary of each team member’s qualifications 

follow, with complete resumes provided in the next section.  

 

 

 

 

 

 

 

 

 
 

 

  

EXPERT PROJECT 

MANAGEMENT 

 

Project Manager Jeremy 

Gray has led over 20 

community development 

and housing studies, all 

successfully delivered on-

time to meet client and 

HUD deadlines.  

 

Jeremy will oversee 

execution of the project 

approach, and hold regular 

team meetings to review 

progress, research findings, 

and upcoming milestones 

and deliverables, ensuring 

submission of the final 

report in April 2016. 

 

Jeremy Gray 
Mosaic Principal/Project Manager 

Community Participation 

Impediments & Recommendations 

 

Melissa Mailloux 
Mosaic Principal 

Housing Analysis 

Private Sector Impediments 

 

Shuna Mason 
Mosaic Principal 

Demographic Analysis 

Public Sector Impediments 

 

Kimberly Roberts, PhD 
Senior Consultant 

Housing Complaint Analysis 

Fair Housing Activities 

 

Kelley Gray 
Senior Consultant 

Zoning Analysis 

Fair Housing Lawsuit Review 

 

Craig Goebel 
Senior Consultant  

Public Input Analysis 

Historical Overview 
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Team Member Experience and Expertise 

Jeremy D. Gray 

Mosaic Principal 

 

13 years of fair and affordable 

housing experience 

 

 Fair housing law and regulations 

 Fair, affordable, and workforce housing best practices 

 Stakeholder engagement and community surveying 

 Leadership in urban neighborhood revitalization, including integration of market-rate 

housing into communities while maintaining existing stock of affordable housing 

 Manager of affordable housing programs for a large urban county, facilitated 

development of multi-family and scattered-site single family affordable housing 

throughout a multi-jurisdictional consortium of county and municipal partners 

 Identifying and developing strategic partnerships 

 Development of strategic plans  

 Funding strategies for affordable housing and community development initiatives  

Melissa Mailloux 

Mosaic Principal 

 

10 years of fair and affordable 

housing experience 

 

 Fair and affordable housing policy 

 Demographic analysis including disparate impact studies and segregation analysis 

 Community planning and incentives for affordable housing production and preservation 

 Fair, affordable, and workforce housing best practices 

 Stakeholder engagement and community surveying 

 GIS mapping 

 Market analysis for affordable, market-rate, and special needs housing  

 Strategies for increasing the availability of affordable and accessible housing 

Shuna Mason 

Mosaic Principal  

 

5 years of fair and affordable 

housing experience 

 

 Community and economic development 

 Public housing and fair housing policy 

 Stakeholder engagement and community surveying 

 Community asset mapping, including recommendations as to where housing can be 

located to optimize the public amenities available to residents  

 Best practices for special needs and supportive housing 

 Best practices for research with African-American and Latino communities 

 Conducted and presented academic research on social phenomena including economic 

mobility, a factor often intertwined with fair housing access 

Kelly Gray, Esq. 

Senior Consultant 

 

7 years of fair and affordable 

housing experience 

 Fair housing policy, law and regulations 

 Litigation in fair housing, zoning, land use, and landlord/tenant cases  

 Expert analysis of zoning and development codes  

 Addressing regulatory, market, financial, political, NIMBY, and other barriers to 

affordable housing 

Craig Goebel 

Senior Consultant 

RCG Consulting Solutions 

 

33 years of fair and affordable 

housing experience 

 Affordable housing and community development  

 Stakeholder engagement and community surveying   

 Fair housing law and regulations  

 Management of CPD Programs  

 Past director of large urban county entitlement programs, including CDBG, HOME, 

ESG, and a top-ranked NSP program. 

 HUD updates for new fair housing and AFFH developments 

 Identification of partner organizations and coordination of community coalitions 

Kimberly Roberts, PhD 

Senior Consultant 

 

9 years of fair and affordable 

housing experience 

 Development of fair housing plans for CDBG entitlements 

 Design of Limited English Proficiency outreach and engagement plans 

 Facilitation of fair housing workshops, seminars, and trainings 

 Directs CDBG and affordable housing programs for an urban county entitlement 

 Stakeholder engagement 

 Advice and consultation with HUD grantees on program design and implementation 

 Best practices for building non-profit collaborations 
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CLIENT LIST 

The Mosaic project team has provided a variety of housing planning services to 

jurisdictions throughout the U.S. Clients for whom they have worked are shown below 

by product type.   

 

Product/Key Services Clients 

Analyses of Impediments to 
Fair Housing Choice 

Fair Housing Equity 
Assessments 

 

Athens-Clarke County, GA 

Cobb County, GA 

Gwinnett County, GA 

City of Gainesville, GA 

City of Rome, GA 

City of Roswell, GA 

City of Savannah, GA 

Wake County, NC 

City of Fayetteville, NC 

Metropolitan Nashville and Davidson County, TN 

Shelby County, TN 

City of Dothan, AL 

City of Mobile, AL 

City of Wellington, FL 

St. Charles County, MO 

St. Louis County, Cities of O’Fallon, City of Florissant, MO 

Lehigh Valley Economic Development Corporation, PA 

Westchester County, NY 

Town of Babylon, NY 

Town of East Hartford, CT 

Waukesha County, WI 

Maricopa County, AZ 

City of Mesa, AZ 

City of Phoenix, AZ 

County of San Bernardino, CA 

Consolidated Plans, 

Comprehensive Plan Housing 

Elements, and/or Housing 
Needs Assessments 

 

 

Cobb County, GA 

Columbus Consolidated Government, GA 

DeKalb County, GA 

City of Rome, GA 

City of High Point, NC 

Metropolitan Nashville and Davidson County, TN 

City of North Miami, FL 

City of Wellington, FL 

City of West Palm Beach, FL 

Town of Babylon, NY 

Waukesha County, WI 

Williamson County, TX 

City of Mesa, AZ 

County of San Bernardino, CA 
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Product/Key Services Clients 

Residential Market Analyses DeKalb County, GA  

Henry County, GA 

City of Atlanta, GA 

City of Douglasville, GA 

City of Hampton, GA 

City of Holly Springs, GA 

City of Perry, GA 

City of Pine Lake, GA 

City of Rome, GA and Northwest Georgia Housing Authority 

City of Statesboro, GA and Statesboro Downtown Development Authority 

City of Blythewood, SC 

City of Statesville, NC 

City of Alabaster, AL 

North Little Rock Economic Development Corporation, Little Rock, AR 

Warren County Downtown Economic Development Authority, KY 

City of Iowa City, IA 

Additional Clients and Products 

• Atlanta Housing Authority – Alternate Payment Standards for Housing Choice Vouchers (including projected need 

for affordable housing by income level and housing type over a 10 year period for 7 City of Atlanta rental 

submarkets)  

• Atlanta Housing Authority – Update to Alternate Payment Standards for Housing Choice Vouchers 

• Ezekiel Construction – Market Analysis for a Mixed-Income Rental Community in Atlanta, GA 

• Mayweather Enterprises – Market Study for Development of Permanent Supportive Housing at Marcy Court 

Apartments in Atlanta, GA 

• Community Concerns, Inc. – Market Study for Development of Permanent Supportive Housing at Vineyard Court 

Apartments in Atlanta, GA 

• Urban Residential Development Corporation – Rent Comparability Study for Santa Fe Villas Single Room 

Occupancy Apartments in Atlanta, GA 

• Georgia Manufactured Housing Association – Model Single-Family Residential Zoning Ordinance 

• LAI Engineering – Area of Influence Analyses for Developments of Regional Impact (estimated projected demand 

for workforce housing likely to be generated by proposed new commercial development) 

• Resources for Residents and Communities – Perspectives of Housing Industry Conditions in Metro Atlanta 

(designed to help RRC tailor their affordable housing programs to changing market conditions) 

Note that these projects were completed by Mosaic principals as staff members of WFN Consulting and Marketek, Inc. 
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RESUMES OF KEY STAFF 

Jeremy D. Gray, Principal 

(404) 831-1395 

jeremy@mosaiccommunityplanning.com  

 
Jeremy is a senior-level community planner with 

extensive public and nonprofit sector experience 

designing solutions to community development 

needs. His background includes leadership in urban 

neighborhood revitalization efforts, management of 

regional and multi-state issue-based planning documents, and development of 

comprehensive plans. Other experience includes mayoral appointments to 

homelessness and housing policy-making bodies, a position as deputy director of 

the community development grant programs for a large urban county, and 

executive management of community research and planning engagements for a 

nationwide client base.  

 

Principal, Mosaic Community Planning, Atlanta, GA, 2015-Present 

• Lead project teams for community development consulting engagements, 

including fair housing studies, affordable housing needs assessments, 

comprehensive plans, and other community development studies. 

 

VP – Consulting & Research, WFN Consulting, Marietta, GA, 2013-15 

• Assign and lead project teams for community development consulting 

engagements, including community development and affordable housing plans, 

market studies, fair housing and equity analyses, and program evaluations. 

• Design and oversee project methodologies and ensure product quality.  

• Advance the innovation, creativity, and subject matter expertise underlying 

the community development solutions and products generated for WFN 

Consulting clients through active monitoring of industry research and best 

practices. 

• Developed WFN’s IMPACT Model for Stakeholder Engagement, an industry-

leading process for enhancing public participation in community planning; train 

staff and clients on the model. 

 

Deputy Director, WFN Consulting, 2012-2013 

• Provided management support for WFN Consulting in the Cobb County 

CDBG Program Office. Assisted with development and implementation of 

strategic vision and work program for an office of 11 staff members, managing 

an annual budget exceeding $10 million in CDBG, HOME, ESG, NSP, CSBG, 

JAG, and EFSP funds. 

• Responsible for initiating and managing customized technical assistance 

engagements including coordinating production of policy and procedures 

manuals, sub-grantee agreements, training programs, reporting 

documentation and preparation of planning documents and fair housing 

studies.  

 

 

 

EDUCATION 

 

Master of Public Administration 

(Planning & Community 

Development Concentration) 

Georgia College & State Univ.  

Milledgeville, Georgia, 2008 

 

Bachelor of Arts in  

Environmental Policy  

Oglethorpe University 

Atlanta, Georgia, 2003 

 

CERTIFICATIONS 

 

Accredited LEED Green Associate, 

U.S. Green Building Council 

 

Charrette System Certification, 

National Charrette Institute 

 

Certified HOME Program 

Specialist – Regulations, U.S. Dept. 

of Housing & Urban Development 

 

Certified Low-Income Housing  

Tax Credit (LIHTC) Professional, 

Georgia Department of  

Community Affairs 

 

Certificate of Urban Leadership, 

Rich Foundation/Oglethorpe 

University 

 

SELECTED PAPERS 

 

Improving Citizen Participation: 8 

Lessons from the Charrette Model 

 

If Transit is So Important, Why Aren’t 

We Doing More About It? 

 

Beyond Collaboration: What 

Communities Need from their 

Nonprofits 

 

 
 

mailto:jeremy@mosaiccommunityplanning.com
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Program Manager, WFN Consulting, 2009-2012 

• Directly managed an annual allocation of over $3.3 million in Cobb County 

grant funds from both federal and state sources. 

• Managed the Georgia Urban County Consortium’s Home Investment 

Partnerships Act (HOME) program, to include affordable housing project 

coordination and setup, monitoring of activities, technical assistance to sub-

grantees, and project funding.  

• Coordinated a contracting process with over a dozen local agencies and 

nonprofit organizations under the Community Services Block Grant (CSBG) 

program, to include monthly reporting by subcontractors, program 

monitoring, and regular technical assistance.   

 

Director of Community Development, Centenary Church, Macon, 

GA, 2005-2008 

• Planned and implemented a mixed-income neighborhood revitalization 

project using HOME, CDBG, and HOPE VI funds through regular 

collaboration with the City of Macon and other public, private, and non-profit 

community partners. 

• Planned and advocated strategy for maintaining balance of low-, moderate-, 

and middle-income housing units as part of the Beall’s Hill Developers’ 

Committee. 

• Led the design and implementation of a transitional housing program for 

homeless, addicted men. 

 

Community Organizer, Charis Community Housing, Atlanta, GA, 

2002-2003 

• Organized a project for the dissemination of information on homestead 

exemptions to senior citizens and assisted them in obtaining the appropriate 

exemptions, protecting them from the negative effects of gentrification. 

• Organized and assisted the creation of three Neighborhood Watch programs. 

 

COMMUNITY LEADERSHIP 

 

Chairman, Emergency Food and Shelter Program Local Board,  

Cobb County, GA, 2012-2013 

• Served as a Board Member on Allocations Committee, annually reviewing 

performance of funded organizations, adopting funding priorities, and 

approving allocations, 2010-2012. 

 

Commissioner, College Hill Corridor Commission, Macon, GA,  

2007-2008 

• Hosted public meetings to capture a community vision for better use of the 

corridor linking Mercer University with downtown Macon. 

• Worked to integrate multiple housing types, including student rental housing, 

into a master plan for the downtown neighborhood. 

 

Advisory Team, Mayor’s Housing First Task Force, Macon, GA, 2006 

• Built strategy and provided technical support and consultation for a local 10-

Year Plan to end chronic homelessness. 

SELECTED PROJECT 

MANAGEMENT 

EXPERIENCE 

 

Mid-South Regional Greenprint 

Consortium, Memphis, TN, Fair 

Housing and Equity Assessment  

 

St. Louis County, MO and Cities of 

Florissant and O’Fallon, MO, 

Analysis of Impediments to Fair 

Housing Choice 

 

Waukesha County, WI, Analysis of 

Impediments to Fair Housing Choice, 

Consolidated Plan, Annual Action Plan 

 

City of Mesa, AZ, Analysis of 

Impediments to Fair Housing Choice, 

Consolidated Plan, Annual Action Plan 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated Plan, 

Annual Action Plan 

 

State of Texas General Land 

Office, Community Development and 

Housing Planning Study for Galveston, 

Texas 

 

Maricopa County, AZ, Analysis of 

Impediments to Fair Housing Choice 

 

Metropolitan Development and 

Housing Agency, Nashville, TN, 

2013-2018 Consolidated Plan 
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Melissa M. Mailloux, Principal 

(770) 366-7893 

melissa@mosaiccommunityplanning.com  

 
Melissa has extensive experience in housing and 

community development research and analysis. She 

provided housing studies, market analyses, 

community development plans, and economic 

revitalization strategies for over 50 neighborhoods, 

municipalities, counties, and targeted sites for 

public and private sector clients throughout the country. Specific assignments 

have included housing needs assessments, analyses of impediments to fair 

housing choice, consolidated plans, market analyses for affordable and market-

rate housing, and economic development plans. She has prepared housing 

recommendations for master plans, comprehensive plans, and corridor studies, 

including strategies and resources to promote the development and preservation 

of affordable housing. 

 

Melissa’s background also includes stakeholder outreach, from community 

workshops and focus groups to public opinion surveying. She has presented 

research findings and recommendations to planning staff, city and county elected 

officials and advisory boards, nonprofit agency leaders, and the public.   

 

Principal, Mosaic Community Planning, Atlanta, GA, 2015-Present 

• Serve on project teams for community development consulting engagements, 

including fair housing studies, affordable housing needs assessments, 

comprehensive plans, and other community development studies. 

 

Senior Research Consultant, WFN Consulting, Marietta, GA, 2014-

2015 

• Provided consultation services to assist public sector clients identify housing, 

community development, economic development, and fair housing needs 

through comprehensive plans, analyses of impediments to fair housing, fair 

housing equity assessments, consolidated plans, and market analyses.  

• Analyzed demographic patterns to determine levels of segregation, areas of 

concentrated poverty, and access to economic, educational, and health 

opportunity factors by race and ethnicity. 

• Examined mortgage lending patterns to identify access to home loans by 

applicant income, race, ethnicity, and gender. 

• Assessed schools, transit, transportation, and other public facilities for any 

fair housing and community development implications. 

• Mapped community assets, demographic and economic data, assisted/ 

subsidized housing locations, and other data.   

• Facilitated community workshops, public meetings, focus groups, interviews, 

and other public outreach efforts. 

• Designed and administered statistically valid community opinion surveys.  

• Managed research assignments and teams to ensure client satisfaction and 

approval by HUD. 

 

 

EDUCATION 

 

Master of City & Regional Planning  

Georgia Institute of Technology 

Atlanta, Georgia, 2006 

 

Bachelor of Science in Mathematics  

Berry College 

Rome, Georgia, 2003 

 

AFFILIATIONS 

 

American Planning Association 

Georgia Planning Association 

 

SAMPLE PROJECT 

EXPERIENCE 

 

Atlanta Housing Authority, Atlanta, 

GA, Alternate Payment Standards for 

Housing Choice Vouchers 

 

City of Rome, GA, Housing Market 

Analysis and Needs Assessment 

 

City of Rome, GA, Residential and 

Retail Market Analysis for the East 

Rome Revitalization Plan 

 

Vineyard Court Apartments and 

Marcy Court Apartments Atlanta, 

GA, Market Study for Development 

of Permanent Supportive Housing  

 

Resources for Residents and 

Communities (formerly 

Reynoldstown Revitalization 

Corp), Atlanta, GA, Perspectives of 

Housing Industry Conditions in Metro 

Atlanta 

 

Mid-South Regional Greenprint 

Consortium, Memphis, TN, Fair 

Housing and Equity Assessment 

 

City of Phoenix, AZ, Analysis of 

Impediments to Fair Housing Choice 

 

 

 

 

 

 

 

  

mailto:melissa@mosaiccommunityplanning.com
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Senior Associate, Marketek, Inc., Atlanta, GA, 2005-2014 

• Prepared analyses of impediments to fair housing choice, housing needs 

studies, residential market analyses, master plans, comprehensive plans, 

corridor studies, and downtown revitalization strategies for over 35 public 

and private sector clients throughout the U.S.  

• Assessed fair housing, housing needs, and disparate impacts through analyses 

of Census, American Community Survey, and other data. 

• Provided expert witness research for fair housing lawsuits in metro Atlanta.  

• Conducted community outreach via public workshops, project steering 

committee meetings, focus groups, interviews, and surveys. 

• Presented findings and recommendations to clients, policymakers, and other 

community stakeholders in written, graphic and oral formats. 

• Managed simultaneous research assignments to ensure satisfaction of clients 

and project partners. 

• Established and maintained client relationships through proposal 

presentations, marketing presentations, and ongoing project management. 

 

Project Coordinator, Community Design Center of Atlanta, Atlanta, 

GA, 2005 

• Designed and administered community satisfaction surveys to Habitat for 

Humanity and Charis Community Housing residents in South Atlanta. 

• Coordinated project assisting Metropolitan Atlanta Rapid Transit Authority 

(MARTA) in locating bus shelters in low-income Atlanta neighborhoods. 

 

Graduate Research Assistant, Georgia Institute of Technology City 

and Regional Planning Program, Atlanta, GA, 2004-2005 

• Co-authored housing elements of the Comprehensive Development Plans for 

the Cities of Atlanta and Peachtree City, Georgia and the 2008-2012 

Consolidated Plan for DeKalb County, Georgia. 

• Developed database quantifying housing needs and characteristics of 

households with needs for over 350 Georgia cities and counties. 

 

  

SAMPLE PROJECT 

EXPERIENCE (continued) 

 

St. Louis County, MO and Cities of 

Florissant and O’Fallon, MO, 

Analysis of Impediments to Fair 

Housing Choice 

 

Waukesha County, WI, Analysis of 

Impediments to Fair Housing Choice, 

Consolidated Plan, Annual Action Plan 

 

City of Mesa, AZ, Analysis of 

Impediments to Fair Housing Choice, 

Consolidated Plan, Annual Action Plan 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated Plan, 

Annual Action Plan 

 

Town of East Hartford, CT, 

Analysis of Impediments to Fair 

Housing Choice 

 

Maricopa County, AZ, Analysis of 

Impediments to Fair Housing Choice 
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Shuna L. Mason, ABD, Principal 

(901) 233-8762 

shuna@mosaiccommunityplanning.com  
 

Shuna is a public policy and research analyst with 

extensive experience in fair and affordable 

housing, community economic development, 

social science research, academia, and non-profit 

management. Her specializations include the 

impact of socioeconomic factors on labor 

development, economic mobility, community 

economic development, and health and educational disparities. Her background 

includes housing and community needs assessments, fair housing studies, 

community revitalization plans, public opinion surveys, technical assistance to 

federal grantees, project management for federal grants, and legislative 

consultation on health, education, and economic development.  

 

Shuna’s research experience includes the impact of housing and federal funding 

on business and community development, the impact of capital access on small 

business and workforce development, and ethnographic research on land use 

policies. She has presented research findings at national and international 

conferences.  

 

Principal, Mosaic Community Planning, Atlanta, GA, 2015-Present 

• Serve on project teams for community development consulting engagements, 

including fair housing studies, affordable housing needs assessments, 

comprehensive plans, and other community development studies. 

 

Research Consultant, WFN Consulting, Marietta, GA, 2014-2015 

• Assisted public sector clients in identifying housing, community development, 

economic development, and fair housing needs through analyses of 

impediments to fair housing, fair housing equity assessments, consolidated 

plans, comprehensive plans, and market analyses.  

• Designed and implemented quantitative and qualitative data analysis, including 

surveys, focus groups, and interviewing processes.  

• Conducted research and analysis in socioeconomics, housing, economic 

development, health, education, and poverty in varying geographical areas. 

• Analyzed demographic patterns to determine levels of access to economic, 

educational, health, and housing opportunity factors.   

• Identified community assets and gaps in access, along with strategies for 

encouraging small business development and community economic 

revitalization. 

 

Bachelor of Social Work Program Director & Assistant Professor 

Union University, Memphis, TN, 2010-2014 

• Designed and taught Social Work and Sociology courses in research, 

statistics, social policy, and community development.  

  

EDUCATION 

 

Ph.D. in Social Work, 

University of Kentucky 

Lexington, Kentucky, 

Anticipated May 2016 

 

Master of Social Service and  

Master of Law and Social Policy 

Bryn Mawr College Graduate 

School of Social Work and Social 

Research, Bryn Mawr, 

Pennsylvania, May 2003 

 

Bachelor of Arts in Sociology/ 

Anthropology 

Hendrix College  

Conway, Arkansas, June 2001 

 

SAMPLE PROJECT 

EXPERIENCE 

 

Waukesha County, WI, Analysis 

of Impediments to Fair Housing 

Choice, Consolidated Plan, Annual 

Action Plan 

 

City of Mesa, AZ, Analysis of 

Impediments to Fair Housing 

Choice, Consolidated Plan, Annual 

Action Plan 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated Plan, 

Annual Action Plan 

 

Town of East Hartford, CT, 

Analysis of Impediments to Fair 

Housing Choice 

 

City of Phoenix, AZ, Analysis of 

Impediments to Fair Housing 

Choice 

 

Maricopa County, AZ, Analysis of 

Impediments to Fair Housing 

Choice 
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• Partnered with community organizations to conduct community asset 

mapping, needs assessments, revitalization efforts, workforce development, 

and promote positive educational and health outcomes.  

• Provided training and technical assistance to over 75 practice sites including 

community organizations, educational institutions, non-profits, and public and 

private institutions. 

 

Research Assistant, University of Kentucky – Green Dot Project, 

Lexington, KY, 2011-2013 

• Provided research support for a project designed to prevent community 

violence through bystander education.   

• Conducted and analyzed results of stakeholder interviews, focus groups, and 

community surveys.   

• Assisted in data management and analysis, training and technical assistance, 

and literature reviews. 

   

Patient Services Manager, Leukemia & Lymphoma Society, 

Memphis, TN, 2007-2010 

• Coordinated community outreach initiatives and health advocacy campaigns. 

• Completed community public health programming on health disparities and 

clinical trials access in African- American and Latino communities.  

• Designed, planned, and implemented state public health conferences and 

campaigns through collaboration with government officials, community 

stakeholders, local hospitals and clinics, educational institutions, and the 

media. 

  

SAMPLE PRESENTATIONS 

 

Poverty and Childhood Mental Well-

Being: Understanding the Social 

Context  

 

Poverty, Stigma, and Objectification: 

Understanding the Role of Policy in 

Crafting Community and Identity 

 

Modeling Cultural Competency in 

Social Work Education 

 

Multicultural Theory: A Treatment of 

Race, Cultural Relativism, and Identity 

Formation  
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Kelley B. Gray, Esq. 

(404) 831-1397 

kelleybgray@gmail.com   
 

PROFESSIONAL EXPERIENCE 

 

Fair Housing Law/Land Use & Zoning 

 
• Provided legal review, research, and narrative for the fair housing/land use 

and zoning portions of 11+ city, county, and regional HUD Analysis of 

Impediment documents (AIs), including: 

o Research and analysis of the nature, extent, and disposition of significant 

state and federal housing discrimination lawsuits and HUD ALJ decisions 

and consent decrees which could impact future legislation and litigation 

or fair housing choice within the relevant study areas.  

o Review of zoning ordinances/land use codes, building codes, and state 

zoning laws for the relevant study areas and analysis and discussion of 

findings regarding how such codes, statutes, and local policies impact 

housing affordability and fair housing choice. 

o Recommendations for amendments to land use regulations that would 

expand housing affordability and support the municipality’s commitment 

to affirmatively further fair housing.  

• Represented clients in all stages of applications for land use zoning and 

permitting, including presenting at public hearings before city and county 

zoning authorities. 

• Co-authored an article on recent developments in Zoning and Land Use Law, 

which was published in the Mercer Law Review in the Fall of 2009. 
 

Litigation 

 
• Federal fair housing litigation, including representation of a provider of 

community housing for persons with disabilities against a county government 

following denial of a conditional use permit, and representation of a developer 

of senior housing against a city following denial of rezoning/development 

applications; assisted in negotiation of successful settlements for clients. 

• Commercial litigation representing clients in contract disputes, debtor/ 

creditor litigation claims, and landlord/tenant disputes.   

 

EMPLOYMENT HISTORY 
  

Solo Practitioner, Kelley B. Gray, Esq., Atlanta, GA (2012-Present)  

Associate Attorney, Smith, Gambrell & Russell, LLP, Atlanta, GA (2008-

2011)  

 

AFFILIATIONS 
      

Advisor & Community Ambassador, Enduring Hearts – a nonprofit that funds 
innovative medical research to increase the longevity of pediatric organ 
transplants and improve the quality of life for transplant recipients. 

EDUCATION 

 

Juris Doctor, cum laude 

Managing Board, Journal of the 

Legal Profession 

The University of Alabama Law 

School, Tuscaloosa, AL, 2008 

 

Bachelor of Science in Business 

Administration, summa cum laude 

Oglethorpe University 

Atlanta, Georgia, 2003 

 

SAMPLE PROJECT 

EXPERIENCE 

 

Waukesha County, WI, Analysis 

of Impediments to Fair Housing 

Choice, Consolidated Plan, Annual 

Action Plan 

 

City of Mesa, AZ, Analysis of 

Impediments to Fair Housing 

Choice, Consolidated Plan, Annual 

Action Plan 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated Plan, 

Annual Action Plan 

 

Town of East Hartford, CT, 

Analysis of Impediments to Fair 

Housing Choice 

 

City of Phoenix, AZ, Analysis of 

Impediments to Fair Housing 

Choice 

 

St. Louis County, MO and Cities 

of Florissant and O’Fallon, MO, 

Analysis of Impediments to Fair 

Housing Choice 

 

Collier County, FL, Analysis of 

Impediments to Fair Housing 

Choice 
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Craig Goebel, RCG Consulting Solutions  

(470) 375-2155 

craig.goebel@outlook.com 

 
Senior Consultant providing consultation services for 

Analyses of Impediments to Fair Housing Choice, Fair 

Housing and Equity Assessments, Consolidated Plans, 

Action Plans, and CAPERs. Craig also provides training, 

develops training materials and instruments, and 

prepares research on topics pertinent to HUD 

programs and activities.  Mr. Goebel served 27 years as the Director for 

Gwinnett County Georgia’s Community Development Program. 

 

Principal and Founder, RCG Consulting Solutions, Lawrenceville, GA, 

2015-Present 

• Provide fair housing, consolidated planning, and HUD program management 

consulting services to public sector clients. 

 

Senior Consultant, 2013-2015; Director, 1998-2013; Assistant 

Director, 1983-1998, WFN Consulting, Marietta, GA  

• Served as Director of Gwinnett County, Georgia’s Community Development 

Program. Responsible for all program development and implementation. 

• Supervised staff in program planning, financial management, project 

development and grants management for the CDBG, HOME, ESG, NSP, 

HPRP, and CDBG-R Programs in Gwinnett County. 

• Prepared and supervised preparation of fair housing analyses, Consolidated 

Plans, Annual Action Plans, CAPERs, and other documents and reports 

required by HUD. 

• Supervised preparation of all applications, training workshops, training 

materials, and contracts and agreements with other local government 

agencies, private businesses, and non-profit.  

• Served as Director and Assistant Director with similar duties in Cobb County 

from 1983-1998 and in Clayton County from 1998-2009. 

 

Assistant Commissioner, Intergovernmental Assistance, Georgia 

Department of Community Affairs, Atlanta, Georgia, 1981-1983  

• Managed a staff of 12 professionals who provided assistance to local 

governments and citizens concerning government finance and operations, 

housing, community development, and federal and state laws and regulations 

applicable to Georgia local governments. 

• Supervised the preparation of the first analysis of public housing authority 

finances in Georgia, initiation of the first statewide report on housing issues 

facing local governments in the state, and the first comprehensive analysis of 

local government finances in Georgia. 

• Served as the DCA representative to the National Council of State 

Community Affairs Agencies in Washington, D.C. Through this post, had 

contact with staff from the White House, Office of Management and Budget, 

various U.S. Senate and House Committees, the Housing Assistance Council, 

and a number of Federal agencies (HUD, Agriculture, Interior, etc.). 

  

EDUCATION 

 

Master of Arts in Political 

Science (Specialties in  

Public Administration and 

Public Law), 

University of Tennessee  

(Knoxville) 1972 

 

Bachelor of Arts (B.A.) 

Political Science,  

Louisiana Tech University, 

1968 

 

SAMPLE PROJECT 

EXPERIENCE 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated 

Plan, Annual Action Plan 

 

Town of East Hartford, CT, 

Analysis of Impediments to Fair 

Housing Choice 

 

St. Louis County, MO and 

Cities of Florissant and 

O’Fallon, MO, Analysis of 

Impediments to Fair Housing 

Choice 

 

Mid-South Regional 

Greenprint Consortium, 

Memphis, TN, Fair Housing and 

Equity Assessment 

 

City of Phoenix, AZ, Analysis of 

Impediments to Fair Housing 

Choice 

 

State of Texas General Land 

Office, Community Development 

and Housing Planning Study for 

Galveston, Texas 
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Kimberly Roberts, Ph.D. 

(404) 391-8972 

robertsk02@yahoo.com 

 
Responsible for initiating and managing customized 

technical assistance and capacity building 

engagements; Possesses extensive experience in 

managing multiple CPD Programs and coordinating 

production of materials to include CPD policy and 

procedures manuals, organizational charts, 

subrecipient agreements, training programs, reporting documentation and 

preparation of Five Year Consolidated Plans, Annual Action Plans, and Analyses 

of Impediments to Fair Housing Choice Plans.  

 

Managing Director, 2012-Present; Deputy Director, 2010-2011, WFN 

Consulting, Marietta, GA 

• Directs Cobb County’s Community Development Block Grant Program 

(CDBG), Home Investments Partnership Act (HOME) Program, Emergency 

Shelter Grant Program (ESG), and Neighborhood Stabilization Program 

(NSP). 

• Supervises program staff in various aspects of program planning, financial 

management, project development, and grants management.   

 

Affordable Housing Programs Administrator, WFN Consulting, 2008-

2009 

• Served as the Affordable Housing Programs Administrator for Cobb County’s 

Community Development Block Grant Program (CDBG), Home Investments 

Partnership Act (HOME) Program, Neighborhood Stabilization Program 

(NSP) and Emergency Shelter Grant Program (ESG).   

• Conducted monitoring of HOME subrecipients and Housing Rehabilitation 

Program files. 

• Maintained oversight of all expenditures for HOME subrecipients and Housing 

Rehabilitation projects. 

• Monitored Housing Rehabilitation contractors and their obligations under the 

contract for quality, and timely workmanship for the Housing Rehabilitation 

Program. 

• Prepared CDBG and HOME Program data for Cobb County Action Plans & 

CAPER. 

 

CDBG & ESG Program Manager (2006 – 2008) WFN Consulting  

• Ensured all CDBG and ESG projects and activities conformed with applicable 

Federal, State, and local regulations, particularly those pertaining to project 

eligibility, environmental clearance, and contract compliance. 

• Monitored contractors and their obligations under the contract for quality, 

timely workmanship and Davis Bacon Requirements 

• Performed environmental review for all upcoming CDBG/HOME & ESG 

Projects 

• Prepared CDBG and HOME Program data for Cobb County Action Plans & 

CAPER 

EDUCATION 

 

Doctorate of Philosophy  

University of Phoenix 

Atlanta, GA, 2013 

 

Master of Public 

Administration 

California Central University 

Durham, NC, 2002 

 

Bachelor of Science, Georgia 

Southern University 

Statesboro, GA, 1999 

 

CERTIFICATIONS 

 

Certified HOME Program 

Specialist – Regulations, U.S. 

Dept. of Housing & Urban 

Development 

 

SAMPLE PROJECT 

EXPERIENCE 

 

Mid-South Regional 

Greenprint Consortium, 

Memphis, TN, Fair Housing and 

Equity Assessment 

 

City of Phoenix, AZ, Analysis of 

Impediments to Fair Housing 

Choice 

 

County of San Bernardino, CA, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated 

Plan, Annual Action Plan 

 

Waukesha County, WI, 

Analysis of Impediments to Fair 

Housing Choice, Consolidated 

Plan, Annual Action Plan 

 

City of Mesa, AZ, Analysis of 

Impediments to Fair Housing 

Choice, Consolidated Plan, Annual 

Action Plan 

 

 
 

 

 

mailto:robertsk02@yahoo.com
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REFRENCES AND SAMPLE WORK 

A sample of public sector clients for whom Mosaic Community Planning staff conducted 

fair housing studies are provided below. Note that Mosaic principals completed this 

work while employed together at WFN Consulting.  

EAST HARTFORD, CONNECTICUT 
Services included completion of an Analysis of Impediments to Fair Housing Choice for 

the Town of East Hartford. Key analyses involved a socioeconomic overview, profile of 

the housing stock, geography of protected classes and levels of segregation, mapping, 

analysis of mortgage lending data, compilation of housing complaint data and fair housing 

lawsuits, and identification of public and private sector impediments to fair housing 

choice. The team also provided recommendations for actions the Town could take to 

address each impediment. 

A copy of the 2015-2019 Analysis of Impediments to Fair Housing Choice for the Town 

of East Hartford, CT is provided as a sample of work completed by the proposed 

project team.  

Project team:  Jeremy Gray, Melissa Mailloux, Shuna Mason, Kelley Gray, Craig 

Goebel 

Timeframe:   March 2015 – July 2015  

Contact: Sara Ross, Housing Planning Analyst   

Town of East Hartford Grants Administration Division 

740 Main Street, East Hartford, Connecticut 06108 

sross@easthartfordct.gov – (860) 291-7210 

 
ST. LOUIS COUNTY and the CITIES of FLORISSANT and O’FALLON, 
MISSOURI 
Services included completion of an Analysis of Impediments to Fair Housing Choice 

covering each of the three jurisdictions. The process involved four community meetings, 

30 stakeholder interviews, a survey with 57 respondents, and three public hearings. Key 

components of the study included an analysis of protected classes, an examination of 

housing stock and affordability, a review of local zoning ordinances, assessments of 

other public and private sector policies and practices, identification of impediments to 

fair housing choice, and recommended strategies for addressing barriers. 

Project team:  Jeremy Gray, Melissa Mailloux, Kelley Gray, Craig Goebel 

Timeframe:   February 2014 – November 2014 

Contact: Jim Holtzman, Director  

St. Louis County Office of Community Development 

41 S. Central, 5th Floor, Clayton, Missouri 63105 

JHoltzman2@stlouisco.com – (314) 615-4414 

WAUKESHA COUNTY, WISCONSIN 
Services included completion of an Analysis of Impediments to Fair Housing Choice, 

Consolidated Plan, and Annual Action Plan. Public outreach involved five public 

meetings, input from 56 organizations, and a community survey with 383 respondents. 

The study included a protected class analysis, an examination of housing affordability, 

assessments of public and private sector policies and practices, identification of 

impediments to fair housing choice, and recommendations to address barriers. 

mailto:sross@easthartfordct.gov
mailto:JHoltzman2@stlouisco.com
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Project staff:  Jeremy Gray, Melissa Mailloux, Shuna Mason, Kelley Gray, Kimberly 

Roberts 

Timeframe:  July 2014 – November 2014 

Contact: Kristin Silva, Community Development Coordinator 

Waukesha County Department of Parks and Land Use 

515 W. Moreland Blvd., Room AC 320, Waukesha, WI 53188 

ksilva@waukeshacounty.gov – (262) 896-3370 

COUNTY of SAN BERNARDINO, CALIFORNIA 

Services included completion of an Analysis of Impediments to Fair Housing Choice, 

Consolidated Plan, and Annual Action Plan. Mosaic principals performed community 

engagement, public outreach, and designed and implemented a community survey. 

These activities focused on identifying priority community development, economic 

development, and fair and affordable housing needs, and then developing strategies and 

programs to address them over a five-year timeframe. Over 800 residents completed 

the survey, 14 organizations participated in interviews, and the team held 6 community 

meetings.  

The Analysis of Impediments included a protected class analysis, an examination of 

housing affordability, assessments of public and private sector policies and practices, 

identification of impediments to fair housing choice, and recommendations to address 

barriers. 

 

Project staff:  Jeremy Gray, Melissa Mailloux, Shuna Mason, Kelley Gray, Craig 

Goebel, Kimberly Roberts 

Timeline:  July 2014 – May 2015 

Contact: Debbie Kamarani, Deputy Director  

County of San Bernardino Community Development and Housing 

Department 

     385 N. Arrowhead Avenue, 3rd Floor, San Bernardino, CA 92415 

dkamarnai@cd.sbcounty.gov – (909) 387-4327 

MIDSOUTH REGIONAL GREENPRINT, SHELBY COUNTY, TENNESSEE 
Services included completion of a Fair Housing and Equity Assessment (FHEA) for the 

Mid-South Regional Greenprint and Sustainability Plan. The FHEA examined housing 

and infrastructure dynamics in the region to identify barriers for racial/ethnic minorities. 

This work evaluated the housing supply, land use and zoning, demographic patterns, 

public infrastructure investment, and neighborhood opportunity factors. It culminated 

with identification of housing barriers in the region and strategies to address them.  

Project staff:  Jeremy Gray, Melissa Mailloux, Kelley Gray, Craig Goebel, Kimberly 

Roberts  

Timeline: September 2013 – September 2014 

Contact: John Zeanah, Administrator 

Memphis and Shelby County Office of Sustainability 

125 North Main, Suite 468 

john.zeanah@memphistn.gov – (901) 576-7167 

  

mailto:ksilva@waukeshacounty.gov
mailto:dkamarnai@cd.sbcounty.gov
mailto:john.zeanah@memphistn.gov
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TIMELINE 

The table on the following page outlines project benchmarks and individual 

responsibilities for completion of the AI by phase, including data collection and analysis, 

drafting and revision processes and presentation of final findings and recommendations.  

Based on a start date of January 22, 2016, Mosaic Community Planning proposes to 

complete a draft AI document by March 22, 2016 for comment by LFUCG staff and 

the public. Based on comments received, Mosaic will submit a final document by April 

22, 2016. We will provide four (4) bound copies of the final AI and an electronic 

copy, including all appendices. Please note that Mosaic is available to begin the project 

prior to January 22, 2016, depending on LFUCG’s schedule for proposal review and 

consultant selection. 

 Team members are identified by their initials, as follows:  

 Jeremy Gray (JG) 

 Melissa Mailloux (MM) 

 Shuna Mason (SM) 

 Kelley Gray (KG) 

 Craig Goebel (CG) 

 Kimberly Roberts (KR) 
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1/22-2/5 2/5-2/19 2/19-3/4 3/4-3/18 3/18-4/1 4/1-4/15 4/15-4/22

Review LFUCG's most recent AI, Consolidated Plan, Action Plan, CAPER, 

CPP, and other documents (CG)

Conduct community tour of Lexington-Fayette County (JG, MM, SM)

Gather demographic, socioeconomic, GIS, land use, and other relevant data 

and organize into tables, maps, and graphs (JG, MM, SM)

Conduct community meetings, interviews, focus groups, and community 

survey regarding fair housing issues  and other housing needs (JG, SM, MM)

Collect fair housing complaint data from HUD’s Fair Housing and Equal 

Opportunity Office and local agencies (KR)

Research zoning laws, subdivision regulations, building codes and other 

local government requirements (KG)

Analyze demographic, housing, and lending data to identify protected class 

concentrations (MM, SM)

Analyze all qualitative and quantitative data in Phase 1 to identify potential 

fair housing issues; draft impediments (Team)

Analyze the scope and impact of fair housing efforts by LFUCG and other 

local agencies (KR)

Compile a comprehensive list of potential impediments to fair housing 

choice in LFUCG, with recommended actions to address each (JG and team)

Provide a draft AI for review and comment by LFUCG staff; Revise 

document as needed based on staff input (JG, MM, SM)

Hold a public review period and public hearing on the draft; Present to 

LFUCG staff, public, and others (JG)

Revise draft AI based on public comments and/or staff comments (MM, SM)

Prepare appendices including data sources, list of interview/meeting 

participatns, and other relevant items (CG)

Finalize study and prepare for submission LFUCG and HUD (MM, SM)

Proposed Schedule for Completion of the Lexington-Fayette County                                                                                                                     

Analysis of Impediments to Fair Housing Choice

TASKS
2016

PHASE 1: COMMUNITY INPUT and DATA COLLECTION

PHASE 2: ANALYSIS & DRAFTING

PHASE 3: PRESENTATION & APPROVAL
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BUDGET 

For the performance of the scope of services detailed herein, Mosaic proposes a firm 

fixed price inclusive of all costs associated with the project. Specifically, Mosaic’s fixed 

price includes cost of staff to oversee, manage, and perform the specified services, cost 

of office supplies, and the costs to prepare, print, and bind the final product.  

Mosaic proposes a $36,275 fixed, not-to-exceed fee for the research and development 

of an Analysis of Impediments to Fair Housing Choice for the LFUCG, as detailed below.  

 

 

 

 

 

 

 

 

 

 

  

Phase 1: Community Input and Data Collection $11,750

Phase 2: Data Analysis & Document Drafting $12,500

Phase 3: Presentation & Approval of Documents $8,250

Subtotal $32,500

Community workshops and one-on-one interviews $2,500

Public hearing $950

Subtotal $3,450

Production of final AI; copies of surveys and meeting 

materials
$325

Subtotal $325

Total Proposed Project Fee $36,275

Fee Schedule by Major Project Component Cost

Personnel Costs

Travel

Printing / Report Production
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REQUIRED FORMS 


































