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Evaluating Local Affordable Housing Needs in Alaska

Introduction

Throughout Alaska, there is a shortage of affordable
housing. With many indicators of the local housing
need from emergency shelters, service providersand
public housing assistance waiting lists, your organiza-
tion may have discussed housing problems and have a
specific housing development project that you would
like funded.

It may be tempting to use the housing need indicators
to justify a funding application. But thisapproachis
neither sufficient nor thorough enough for public and
private lenders. Without the statistical evidence of
unmet housing needs and demand for a particular
kind of housing, your project may fail.
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The Alaska Affordable Housing Development Workbook
(Alaska Housing Finance Corporation, 1995) gave an
overview of the many housing development process
phases. An overview is important for knowing all the
activities in low-income housing development, as
well as the terms and concepts used in the field. This
workbook, Evaluating Local Affordable Housing Needs in
Alaska, provides detailed instructions for proceeding
through the first three housing development phases:
the housing needs assessment, housing plan and the market
analysis. By following the steps in this workbook you
will do the statistical groundwork before applying for
the project financing and seeking community support.

Evaluating Local Affordable Housing Needs in Alaska



How to Use this Workbook

This workbook is written primarily for local organiza-
tions who must document need for low-income hous-
ing in their town, village or borough before applying
for financing.

Use this workbook to move step-by-step through
Section 1, the housing needs assessment, summarizing
all the target area’s housing needs. By the time you
complete the steps in Section 2, the housing plan, you
should know the direction(s) of your organization’s
housing activities for several years. With the comple-
tion of market analysis, in Section 3, you should have
sufficient statistical information about the demand for
a particular housing type by potential residents to
apply for project financing.

Each section of this workbook includes worksheets to
help you proceed. There is a Glossary of Terms in
Section 4 of this workbook to assist you.

n o t e S
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Evaluating Local Affordable Housing Needs in Alaska

Housing Needs
Assessment

Overview

any factors can affect housing supply
and need for housing in your area:

= Changesinthe population, with some population
groups growing or declining faster than others;

< Differencesin the cost, type, availability and
guality of housing;

= Economicchanges;
= Resourcesforsolving local housing problems.

To evaluate local housing needs, you will look at these
factors and summarize all the housing needs (or that
of atargeted population) in a specific area (such as a
town, village or borough), or for a specific targeted
population, atany specific pointin time. Thisisnotan

Section1—1



current
need

future
need

easy task. Itinvolves a fairamount of information. In
the end, however, a thorough assessment describes the
population, housing costs, conditions, housing market
and current, as well as future, housing needs. Thisis
the “big picture” of housing need in your community.

In Section 1, we explain the use of a housing needs
assessment, give the components of an assessment
and offer some guidelines for getting started. Next,
we give you steps to follow and a suggested format to
prepare the written report.

Reasons for conducting a housing
needs assessment

Before you start, get a good understanding about the
purpose of the assessment:

To make planning decisions about housing need

The primary reason for conducting a housing needs
assessment is so your organization can plan and
decide on the type of housing to provide in the area
based on the population’s current and future housing
needs. The assessment will tell you:

= Whether new housing is needed
= Whatkind of housing
< Whichhousehold income levels need the housing

e Whereinthe community or region the
housingisneeded

Using the information, you can make decisions about
how to focus your efforts for a specific project. Thisis
the first step in the housing development process.

Tosupportlocal government plannersin deciding
on housing options and coordinating with their
other activities

They can link the housing needs information to other

community development activities, such as roads and
utilities, economic development and transportation.

Section1—2
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To ensure adequate infrastructure and public
facilitiesto supportthe project

The needs assessment will help determine if there are
the necessary resources for building housing.

Components of the housing needs
assessment

Population: the persons and households in the
target area characterized by their income, ethnic
makeup, special needs and whether they own and
rent (tenure).

Supply of housing: the quantity, type, condition,
availability, location and cost of housing in the
target area.

Affordability: how much the targeted households
can pay for housing.

Demand for housing: the number of housing units
needed by the target population.

Housing resources: the available land, construction
resources, utilities and roads, and funding for
developing low-income housing.

Planning the housing needs assessment

Your work is more productive if you take time to
determine the scope of work:

1. Decide on the target population.

Will it be all of the persons in the community?

The low-income population? The very-low income
population? A group with special housing needs
asidentified in your organization’s mission
statement (e.g., elderly, homeless, persons

with disabilities)?

Evaluating Local Affordable Housing Needs in Alaska
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Write a clear goal that states your desired outcome.

Awritten goal or purpose statement helpsevery-
oneinvolved inthe projectto understand your
desired outcome. Do you want to summarize the
housing needs? Develop a set of recommenda-
tions? If so, who will read them and make deci-
sions? You mightoutline how you intend to do the
assessment. For example, “We will add up the
number of housing units, population, etc.”

Decide who will complete the housing needs assessment
and how to pay for it.

Conducting a housing needs assessment takes
time. Who does the work isan important consider-
ation. Look at your staff’s current workload and
find the resources for one or more persons to
complete it. If you do not have any staff or volun-
teers, you may need to hire aconsultant.

Form a committee to oversee the housing needs
assessment and decide how often to meet.

Consider including staff from your local govern-
ment, service providers, and people with knowl-
edge of real estate and finance. Then, have the
committee decide how often it will meet (monthly,
every two weeks, etc.).

Decide how to involve the community.

Asking key people in the community to participate
asahousing advisory group is sometimes the

first step for the community to recognize the

need. Other ways to involve the community are:
neighborhood meetings, focus groups, surveys,
and public meetings and hearings after the results
are published.

Section1—4
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6. Setadeadline.

How long it takes to finish the needs assessment
depends on your staff. One person working full
time would take a minimum of one month to
gather the housing information, two months for
community participation and an additional month
to write the document. It may take longer with
ahousing field survey. Once a deadline is set,
stick to it.

Use Section 1, Worksheet #1, “Planning the Housing
Needs Assessment” to complete these tasks during
your firstcommittee meeting.

Steps for the Assessment

Now you are ready to begin the housing needs assess-
ment. Here are the steps to follow:

Step 1: Define the study area

Step 2: Collectand organize the information

Step 3: Develop a population profile

Step 4: Assess and summarize the housing supply
Step 5: Determine unmethousing needs

Step 6: Summarize housing affordability

Step 7: ldentify housing resources

Step 8: Summarize the conclusions

Step 9: Write the housing needs assessment report

n o t e S
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Step 1: Define the study area

Will the study area be the town, borough, an area
surrounding the urban area? Growth areas? Native
lands? Unincorporated areas? It should be an area for
which there is existing data, such as the census.

For an incorporated community, use all areas within
the corporate boundariesand any growth area. Pos-
sible sub-areas include census tracts and neighbor-
hoods. For aborough, include both incorporated and
unincorporated areas. Possible sub-areas include
communities, growth areas and unincorporated areas.

Include amap of the study area, using existing bound-
aries. You might want to show which areas are avail-
able for housing development or not available.

Step 2: Collectand organize the information

Use the five components to organize your information.
We suggest developing two files for each study area:
one for information as you collect itand one for
worksheets. Forexample:

Population

File1: Population report, censusor survey
information

File 2: Populationworksheets

For each area, use its worksheet checklist, to identify
the kinds of information you need to collect. As you
proceed through the nine steps, transfer the informa-
tion, with the charts and tables, to a binder. All of the
information in the binder becomes part of the housing
needs assessment report.

Section1—6
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Where to look for the information

Use a checklist for each area and collect what existing

information is available:

(d Local planning departments and organizations — such
as aregional housing authority that may already
have the information you want in planning reports.

(1 Local and state government and university research
departments — ask them for information on

housing issues that affect low-income personsin

the target area.

[ The Consolidated Housing and Community Develop-

ment Planfor the State of Alaska 1995-2000 is

available from Alaska Housing Finance Corpora-

tion (AHFC). The plan explains the housing

demand throughout the state and housing supply

elements. If your organizationis located in
Anchorage, ask for its Housing and Community
Development Consolidated Plan.

d The Alaska Housing Market Indicatorsis available

from AHFC and gives useful information about the

statewide housing market.

1 The assessor’s office or the building and community
development departments for local housing supply

information — other than surveying the housing,

these may be your best local resources. Identify

yourself and tell them that you are looking at the
need for housing in your area. Ask them about the

kinds of housing information they maintain and
how oftenitis updated.

d U.S.Census — this is one of the most widely
used sources for a housing needs assessment.
Their computer filesand compact disks (CD)
include information on race, age, household
characteristics, housing costs and tenure by age.
Section 1, Worksheet #2, explains how to obtain
the census information.

Alask&
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If your target population is a special needs
group, consider:

d Undercounting of special needs groups, especially
those underserved by existing programs or

counted by service providers.

1 Notallservice providers use the same definitions

asotherservice providers.

Section 1, Worksheet #3, lists a variety of sources that

may be useful to you. Be sure to collect only the data

needed for the assessment.

Evaluating the information

Once you collect information, how do you know that

you have the right kind? To prevent a never ending
collecting process, answer the questionsin Section 1,

Worksheet #4, “Assessing the Collected Information.”

Housing field surveys

A survey is the most accurate method of collecting
housing need information, especially if:

e Theneeded information does notexistin local

reports or agency files;

= Youcannotapply the census information to

your community;

< Theinformation is out of date.

Survey methods

The windshield survey, questionnaire and mail survey

are the most frequently used survey methods for
housing needs assessments. With the windshield survey
you visually assess housing condition from the out-

side. Although itis quick to do, itis limited to condi-

tions that you can see as you drive or walk by the

housing. With the household survey questionnaire, volun-
teers or staff interview some of the population, either

in person or by telephone. An interview can take up to

15 minutes per household to conduct. To interview a

Section1—8 Evaluating Local Affordable Housing Needs in Alaska



large portion of the community, this can take consider-
able time. Mail surveys tend to have alow response
rate but save staff time to administer.

Pros Cons

Windshield survey:
= Inexpensive to conduct = Housing condition only
= Surveyor influence
= Conditions may be obscured
by snow, ice or vegetation
= Surveyors must be trained

Household questionnaire
survey interview:

= Wide range of housing = Surveyors must be trained
need information = Requires staff or volunteers
= Good for asmall targetarea who must be trained

Self-administered mail survey

= Easy to administer = Postal cost
= Low response rate
= Resident influence

Conducting a survey

The survey will help you get more detailed informa-

tion, but first you must define its purpose. Some

examplesare:

= What are the housing conditions?

= Isthereovercrowdingand/or high

housing costs?

< What kind of housing do residents want?

The second phase of the survey is to set the scope:

= Should we survey all people or just some
households?

= Whatareado we survey — the entire town
or borough or a specific neighborhood?

< Dowesurvey all aspects (housing type

and condition, household size and make up,

income, employment and household budget,

etc.) or just some of the above?

= What questions should be asked?

< Whichsurvey method is best for our resources
andtime?

Evaluating Local Affordable Housing Needs in Alaska Section1—9



Appendix A provides some guidelines for writing
survey questions to get accurate information.

The third phase is to conduct the survey. This depends
upon the decisions previously made. Allot enough

time to carry itout completely.

Step 3: Develop a population profile

w

Who are the people in the study area that need hous-
ing? This step describes the current residents in the

target area. With the information, you can determine

their currentand future housing needs. Thiswill help

your organization make decisions about specific

directions to take and set housing goals. To develop

the profile, summarize:

[0 Populationinformation

O Household information

O Household income information

Population information

1. Describe the following:

= Total population

= Agegroups

= Renters and owners

< Elderly, males, females and persons by race

= Special needsgroups

The census is often the only source of population

information. Section 1, Worksheet #5, provides a

checklistand several tables for charting the U.S.

Census population information.

2. Look for population changes over time and de-

scribe why. Is the community growing? Which
population groups are increasing? Are employers

adding or reducing jobs in the area? Are there any

plans for new employers to move into your area?

Section1—10 Evaluating Local Affordable Housing Needs in Alaska



How would these changes affect the need for
housing? Trends help predict future housing needs and
are helpful later, when planning and designing a hous-

ing project. For example:

From 1980 to 1990, the population increased
by 1,202. Much of the growth was from people
moving into the borough for new jobs created
by two employers.

Household information

1. Mosthousing reportsand the U. S. Census report

the following demographic characteristics, such as:

[0 Number of householdsand average
householdsize

[0 Renter and owner occupied households

[0 Households by age, race and special
needsgroups

[0 Elderly households

[0 Largeand small family households

[0 single person households

An elderly household has a head of household that
is at least 62-years old (as defined by the Rural

Housing Service) or 65 as defined by HUD and

AHFC. A small family has two-to-four household
members; a large family is one with five or more

household members.

2. Again, look for any growth or decreases in the

household groups.

3. Ifany household group isgrowing in number,
determine the kind of housing they need. For

example, if your area has agrowing number of

large family households, they may need housing

with three or more bedrooms. A populationwith a

growing number of elderly and single parent

households might require smaller housing units.

Evaluating Local Affordable Housing Needs in Alaska Section1—11



4. Compare renter and owner households (numbers
and percentages) to the state average. Do they fall
above or below? If below, this may indicate a
housing need.

5. Putthe household information in Section 1,
Worksheet #6 tables.

Household income

1. Describe the household income for the entire
population and the target population. Your study
should document:

= Average household income

= Median household income limits (for house-
holdsize)

< Numbers of persons by income categories
(e.9., low-, very-low, moderate-income, etc.)

= Numbers of elderly, small family, large family,
single-person, minority householdsand
special needs group households in each
income category

= Numbers of households by age group in
each income category if age is important to
your assessment

Be sure to indicate your data source (such as

U.S. Census or survey) in your report. The U.S.
Census is often the only source for household
income information. Knowing the numbers and
percentages of low- and very-low income house-
holds is critical to the assessment. They show

the income need groups, i.e., the households in your
community without enough money to rent or
buy available housing.

Section1—12
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2. UseTablelin Section 1, Worksheet #7, to chart the
number of households (using state or census n O t e S

information?) that fall within each income group:

= Severely low-income — below 30 percent

median family income

= Very-low income — below 50 percent median

family income

e Low-income —51-80 percent median family

< Moderate income — above 80 percent median
family income

You will use these numbers in Step 5 to estimate

unmet housing need and in Step 6 to determine

housing affordability.

If you are using Census data, itis not directly

comparable to the U.S. Department of Housing and

Urban Development (HUD) income limits.

3. Ifyou are conducting a survey to obtain household

income, contact the HUD or AHFC for estimates

of median household income, adjusted by house-

hold size, for boroughs and entitlement jurisdic-
tions. The tables give the income limits for house-

holds earning 50, 60 and 80 percent of the median

income. These figures are useful because so many

state and federal funding programs rely on them

to determine income eligibility.

1 Itis not unusual for the state's figures to differ from
the Census.

Evaluating Local Affordable Housing Needs in Alaska Section1—13



Populationsummary
After describing the population, its households and
the households for each income group, write the
population summary. Be sure to list the conclusions
about the population and how itis changing. An
exampleis:

Half of the households earn less than $20,000.

As Table 1 indicates, more than 76 percent of the

households fall in the lower income categories.
Step 4: Assess and summarize the housing supply
Is the housing old? New? In need of repair? Expen-
sive? In short supply? Is there overcrowding? Your
primary concern is whether there is a healthy mix of
acceptable housing units (and options) for the popula-
tion. The housing supply information will help you to:

= |dentify the housing problems;

= Determine the number of housing units needed
to meet the population’s (or a group within it)
current and future housing requirements; and

= Decide on thetype ofhousing to meet housing
needs (e.g., homeownership, rental, rental
assistance, group homes) when you do your
housing planning.

Toassess the housing supply inyour area:

- = Inventory the housing supply
/\ = Determine the vacancy rate

Z\

= Assess housing supply condition
« Determine housingcosts

Housing inventory

1. Using Section 1, Worksheet #8, Table 1, follow
these instructions:

= Inventory the type of residential buildings:
single-family, duplexes, four-plexes, multi-
family (five or more units), manufactured

Section1—14
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homes, group homes, transitional housing,
condominiums;

= Determine the supply, the actual number
of units;

= Figurethe percentage of the total number of
housing units;

e Counthow many are owner and renter, and
how many are seasonal’and permanent;

e Countlive-aboard boatsin marine areas.

2. Check for and describe any changes in the housing
supply over time. The following example describes
information gathered from atable:

Table 1 (below) shows that most of the homes in
1980 (67%) were single family homes. By 1997 a
local survey shows that they were decreasing
(58%). Also, buildings with over ten apartments
were increasing, from 14 to 27 percent.

Table 1 — Units 1980 to 1997 (in %)

1980 1990 1997
Type of structure Census Census Survey
Single family 67% 62% 58%
2-4 units 10% 10% 5%
5-9 units 6% 6% 6%
10 or more units 14% 18% 27%
Mobile home 3% 4% 4%
Total 100% 100% 100%

You might want to compare housing supply in the
study area’s unorganized to organized areas:

As shownin Table ___ (present atable), 7,381 of
the units in unorganized areas are single-family,
and 30 percent are mobile homes or trailers.
Housing in the organized area is considerably
different. There, 70 percent of the units are
single-family, 16 percent are multi-family over
five units and the remaining are mobile homes

or trailers.

2 You do not want to depend on temporary housing data to
estimate the need for permanent housing.

Evaluating Local Affordable Housing Needs in Alaska
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Vacancy rate
1. Determine the vacancy rate for owner and renter
properties.

The vacancy rate is the percentage of housing
(renter or owner) available at a given time. A low
vacancy rate (around one-to-two percent) for
homes or apartments indicates fewer available
housing units; a higher vacancy rate (seven percent
or above) indicates a surplus of housing units on
the market. You must decide what a normal rate is
foryour area.

Contact real estate and apartment associations and
state and local governments for information on
vacancy rates. You mightfind out the number of
planned apartments and homes by looking at local
building permit records.

Housing condition information

Like mostitems, housing shows wear and tear

over time. If the structure is not maintained, or does
not protect the resident against the weather, it may
need repair or weatherization. In some cases, even
demolitionis necessary. Also, in rural Alaskan
communities, overcrowding and energy efficiency
arecommon problems.

In this part of the needs assessment, your concern is
the number of adequate, good condition housing units. If
the supply is inadequate for the population you want
to help, then your organization has several housing
options to choose from, such as repairing the units or
building new ones. You must first know what the
housing conditions are.

Section1—16
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To survey the housing condition of homes in the study
area, collectinformation about:

[0 Ageofhousing

[0 Number of housing units needing repair
(minorand major)

0 Number of housing units unsuitable for repair
[0 Numberand location of overcrowded units

[0 Number of units needing weatherization to
protectagainst harsh elements

Housing condition methods

There are a variety of methods to measure housing
condition. Choose one that fits your situation. It
should be easy to conduct yet give enough informa-
tion. Three methods are:

1. Thewindshield survey
2. Household questionnaire survey
3. Datafrom the local assessor

The windshield survey is useful if you have little time or
few people to interview the households. However, the
information is limited to exterior condition.

With the household questionnaire survey you will need
volunteers or staff to interview households. This could
take up to 15 minutes for each household. More time
is needed if you are surveying about other housing
aspects. Explainwhy you are conducting the housing
condition survey and that the information is confiden-
tial. After the survey iscompleted, someone must tally
the answers to the questions.

Evaluating Local Affordable Housing Needs in Alaska
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Section 1, Worksheet #9, provides housing condition
factor checklists if you are developing questions.
These factors are adapted from the Alaska Housing
Market Council definition of a substandard unit®.
Appendix A also includes information on how to
word your survey questions.

Use Section 1, Worksheet #10, Table 1, if the U.S.
Census is your only source. Use Section 1, Worksheet
#10, Table 2, to organize condition information from
the local assessor's office.

After collecting the housing condition information, ask
these questions:

[J 1sthe housing supply relatively new (less
than 10 years old) or relatively old (over
25 years old)?

O

Who occupies the older and newer
housing units?

Where are the older and newer units located?
What is their condition?

How many units need minor repair?

How many units need major repair?

How many need demolition?

How many have energy efficiency problems?

O0O00000a0

Where are the units in the poorest condition?

[0 How many units are overcrowded?

3 Alaska Consolidated Housing and Community Development Plan,
pages 51-52.

Section1—18
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Housing costs

What are the housing costs in your area? Are the costs
rising? What are the reasons?

In rural Alaska, there are many contributing factors to
high housing costs, especially with new construction.
One is the difficulty of shipping construction materials
to remote locations. Another is high utility costs,
especially when electricity and oil are the main fuel
sources. If these factors are relevant to your situation,
say so.

Using Section 1, Worksheet #11 tables, identify local
housing costs trends.

Major housing supply problems

After collecting the information about supply, vacancy
rate, condition and cost, summarize the major housing
supply problems. These will help develop a set of recom-
mendations for the report. If you find many structures
needing repair, you might recommend a housing
rehabilitation program. Or your study may find that
asignificant number of buildings are so deteriorated
they should be demolished and replaced.Forexample:

The 1997 housing inventory revealed that 27
percent of the housing units in need
minor repair and about 17 percent need replace-
ment due to substandard conditions. An in-depth
survey of 37 households showed 31-units
needing major repair to accommodate extended
families and overcrowding. Ten percent (10%) of
housing units lack complete plumbing facilities.
The housing owned by the elderly are especially
in need of repair. Most of the housing units in the
area are either substandard or not affordable for
lower income families. The few suitable apart-
ments for rent are too expensive for very-low
income persons. There are virtually no housing
opportunities for persons with disabilities.

Evaluating Local Affordable Housing Needs in Alaska
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Step 5: Determine unmet housing need

You’ve established a baseline for assessing the study
area’s housing needs by estimating and describing the
target population and the housing supply. Does the
study area have enough housing units to meet the
population’s needs? What is the number of persons
needing housing in your area? Housing to meet the
future need (five-to-ten years from now) is important
butfirst deal with the situation asitis now.

1. Toestimate unmethousing need, use the percentage
of low-income persons and the number of available
public and private housing units targeted to low-
income persons (or another population group, if
your study is a special needs assessment).

2. Usethe following formulato estimate unmet
housing needs (Section 1, Worksheet #12):

Formula Example
Population estimate 6,234
percent below low-income level X .34
= low-income persons 2,120
less (-) existing and anticipated housing units
targeted to low-income persons -1,268
= estimate of persons with unmet need 852

Step 6: Summarize housing affordability

Housing affordability reflects both:

= What people are able to pay for housing, based on
paying no more than 30 percent of their income on
housing costs, and

< What they are willing to pay.

Step six focuses on the difference between what the
low-income population (or a group within it) in your
study area can afford to pay for housing compared
to housing costs.

1. Refer back to the number of households that fall
within the low- and very-low income groups.

Section1—20
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2. Calculate the highest level that households can
afford for mortgage or rent, utilities and insurance
(for homeowners) paying no more than 30 percent

of their gross income. The formulais:

Percent of area Median Family Income (MFI),
either low- or very-low income percentage,
times .30 divided by 12 = rent + utilities

For example, a local organization determined
that the MFI for a family of four is $42,700 and
that the very-low income limit (at 50% MFI) is
$21,350. They calculated the highest rent a
very-low income four-person household could
afford as:

Four person: $21,350/12 = $1,780 x .30 = $534

Use Section 1, Worksheet #13, to determine
rental affordability.

3. Using the area housing costs, estimate affordability

gaps — the difference between what households
can afford to pay for housing in relation to housing

costs. Using the example above, if the average cost

of rent for a two-bedroom rental unit is $700, the

affordability gap for the four-person household

above would be:

$700 - $534 = $166

4. Determine the percentage of the population that is

impacted (cost burdened) by high housing costs. A

household is cost burdened if it pays more than 30
percentof its household income on housing costs.

In Alaska, a high proportion of low-income renters
(69%) and owners (62%) are cost burdened. You
might compare your area’s cost burden informa-

tion to the state averages. Is it higher? Lower?

5. Now describe the targeted population’s affordability
problem(s) by asking these questions:

O Arethere gaps between what people can afford

and the cost of available housing?

[0 Arethe gapsexpected to widen over time?
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[0 How many personsare costburdened?
[0 Which population groups are most affected?

Each population group may experience the afford-
ability problem in a different way. For the homeless
person, there is not enough money to pay for

any housing. For the low-income person who
spends 30-50 percent of their income on housing
costs, there is little money left over for other living
necessities. A renter may want to own a home,

but cannot afford one if the cost of a “starter”

home is too high or if they cannot accumulate a
down payment.

Summarize the affordability problems for the final
document. Here is an example statement:

For low-income, four-person households, earning
between 50 and 80 percent of median income,

$ ) housing costs should be in the $
to$ range. According to our survey of
nine rental projects in , for a total of

24-units, only two projects are affordable to low-
income households. These units have a history of
low vacancy (1%).

Step 7: Identify housing resources

Low-income housing development requires many

resources. Because developmentis expensive, you

must look for ways to “write down” (decrease) costs.

Other housing resources to check are land, construc-

tion supplier and delivery methods, utilities, fuel

source and storage, and roads.

1.

Identify local sources of financing, such as local
lending institutions and member institutions of the
Federal Home Loan Bank (FHLB) of Seattle. You
can contact the FHLB at (206) 340-2300 for the
name of a member institution in your community.

Identify ways to “write down” project costs, such
as impact fees and permit waivers for housing
construction and use of private foundation funds.

Section1—22
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3. List the variety of federal, state and private funding
sources that finance and pay for low-income hous-
ing activities: predevelopment, development, rent

subsidy and supportive services. Contact these

sources to learn about the funding, when itis

available and for what population groups. Some AlaSka
common sources of program funds are: ousj_n
Fapga L 0T TR

Alaska Housing Finance Corporation (AHFC)

USDA, Rural Development

U.S. Department of Housing and Urban
Development (HUD)

Bureau of Indian Affairs (BIA)

Federal National Mortgage Association
(FNMA or Fannie Mae)

Ask about any changes in program funding this

year or next year. Many agencies are changing or

reorganizing. P .
. . . . ,f/'/c"«*\:.‘\\\
4. Formatthe variety of financing sources this way: // ///| Y \ \
= Programs (federal, state) plA\

[0 Type of program (ownership programs, ! b

rental, special needs)

[ Eligibility requirements

O Fundinglevels

O Eligibleactivities

0 Fundingcycles

= Private lending institutions

[ constructionand permanentloans

(generally, market rate debt financing)

0 Equity investment

= | ocal sources and tools

O Local rent subsidy programs
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[0 Loan fund pools (revolving loan funds
to pay for predevelopmentand develop-
ment costs)

[0 Funds for other housing costs (e.g., utility
hook-ups, rent deposits, down payment
assistance and closing costs)

[0 waiversforimpactand building
permit fees

Listthose resources thatare most relevant to
your target population and the kind of housing
they need, using Section 1, Worksheet #14.

Identify land and buildings available for construc-
tion and rehabilitation. Call local realtors and
real estate associations for referrals and contact
the assessor’s office. Check for vacant and devel-
opable land. Look at who owns the land, its
zoning, utility services, if there are access roads
and whether there are any environmental issues
(e.g., wetlands).

The land inventory is ageneral evaluation of avail-
ability and suitability. When you define your specific
projectand conductthe marketanalysis, youwill
have many more site selection considerations.

If you find that land is not available or suitable for
construction, survey available buildings that could
be converted to residential use.

Identify construction resources. Where will you
obtain the building supplies? How will they be
delivered? How long is delivery from the time
materials are ordered to whenthey are received
and delivered? Check both the location of suppli-
ersand shipping methods. Delivery method and
building materialsavailability are two primary
concerns in bush communities.
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Step 8: Summarize the conclusions for the needs
assessmentdocument

1. Putfirstany vital information you want the public

to know in your assessmentdocument. These are

00

the report findings or conclusions. They generally

describe the most serious problems overall. Are they:

[0 Housing cost?

0 Housing condition?

[0 Housing availability?

0 overcrowding?

0 Population growth?

Here is an example of a statement you could make

inyour findings:

For households with persons with disabilities
living on extremely low-incomes, the supply of
affordable homes and apartments is virtually
non-existent.

2. Describe which groups have the highest needs.

Are they:

[0 Largefamilies 0 Small families
[0 Renters O owners

O Low-income O very-lowincome
[0 Elderly [0 Homeless

[0 Special needs populations

O other

Here isawritten example:

Many borough residents are burdened by the
lack of affordable housing. The shortage hits
low-income families, of which there are a large
number, the hardest. Cuts in public assistance
will make it even harder for low- and very-low
income families to find affordable housing.
According to our survey, since 1980, the number
of persons living below the poverty level in-
creased from 15 percent to 22 percent. The
percentage of native Americans living below
the poverty level increased from 32 percent to
45 percent during that same time.
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Determine which locations have the greatest needs?

[0 Regionorborough [ Several communities

0 Town or village [0 Neighborhood

O other

Identify the gap between the need for housing in the

study area and the supply of affordable and avail-

able housing and supportive services.

How does the condition, cost and number of
housing units meet the needs of particular
population groups?

Are there sufficient housing units for
certaintarget populations (e.g., large families,
special needs)?

Are they affordable at rents of no more than
30 percent of household income?

What s the cost burden information?

Identify the housing need areas.

[0 Homeownership? [ Rental housing?

0 Group homes? [0 Transitional housing?

O Housing repair? [ Supportiveservices?

O wWeatherization? [ Other?

Check for accuracy. Thisisthe key to communicating

the information in the needs assessment. Itis far

better to err on the side of underestimating the

need for housing by a particular population group

than overestimating. When you determine the

demand for a specific development project, you

must be able to convince all funders that when

you build your project, the people will rent or

buy yourhousing.
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Step 9: Write the housing needs

assessment report

You may find the following outline useful as a guide,

tailoring it to fit your particular information.

O

O

Introduction:

Thisincludes your organization’s descriptionand
mission, the purpose, how you collected the infor-
mation and definition of terms.

Summary of conclusions:

This isasummary of the major conclusions
(1-2 pages).

Population summary:

Thisisasummary of the estimated numbers and
population characteristics.

General summary of the housing supply:
This information includes the amount, condition,
costand availability of the housing supply.

Housing affordability problems:

Thisisasummary of housing costs in relation to
what the population can pay. This also includes
costburden numbers.

Demand for housing in the study area:
This is an estimate of persons needing housing
inthe area.

Housing resources:

Thisisasummary of all resources for housing
development.

Appendices

This includes any surveys that you conducted.

Optional elementsinclude:

O
O

Barriers to creating affordable housing.

Recommendations.

O

Evaluating Local Affordable Housing Needs in Alaska
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Summary

n o t e S

A needs assessment requires you to gather population,

employmentand income data information as well as
the quality, quantity, vacancy, cost and overcrowding

of housing. Primary information sources include

Bureau of the Census, community planning reports or

housing surveys. From that information you will
determine the amount and type of housing needed in

your area. Undertaking the needs assessment will save

your organization time and money from pursuing

projects that do not meet your mission or goals.
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Appendix A: Guidelines for Writing Survey Questions

1. Useconventional language

Asurvey isnotaconversation. To get accurate information, survey questions
rely on standard grammar, punctuation and spelling. You should use words that
everyone will understand. This is not always easy to do. Have all questions
reviewed and tested by people who can read and speak the same language that
the survey iswritten in. Also, have all questions reviewed and tested by people
who are not experts in the topics explored by the survey.

2. Use complete sentences

Use complete sentences, whether statements or questions, to express a clear and
complete thought.

Poor example : Place of residence?

Comment: Place of residence means different things to different people. For
example, you mightanswer Anchorage, butanother respondent might say
Alaska, the United States or 15 Pine Road.

Better example: What is the name of the city where you currently live?

3. Avoid abbreviations

Avoid abbreviations unless you are certain that they are commonly understood.
Most people are familiar with abbreviations such as USA and IRS, but don’t
countonit. When in doubt, spell it out.

4. Avoid slang, jargon and technical expressions

Slang terms should be avoided because they go out of fashion quickly and not
everyone may be familiar with the newest expressions.

An additional problem in using slang, jargon and technical expressions is that if
you planto reportthe survey, you will need to translate those words. The real
meaning may get lost in the translation. The results should be understandable to
awide audience.

5. Have the questions reviewed by potential respondents

Potential respondents are people who would be eligible for your survey. Eligible
people are the population or sample that you want to hear from. For example, if
you plan to survey low-income families to find out about their housing needs,
then the reviewers should be from a low-income family. A review by potential
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respondents helps guarantee that the survey’s questions are meaningful, include
important ideas and are understandable.

Adopt or adapt questions that have been used successfully in other surveys

There is no reason you have to write survey questions from scratch; many
survey questions are available to the public. Among these are questions asked
by the United States Census Bureau. Questions like these have already been
reviewed, used and shown to collect accurate information. Look for other
sources of proven questions such as educational institutions and related research
institutes. Use them for your survey when appropriate.

Use shorter questions to save time or when you are satisfied with
brief answers

Shorter questions save time and require relatively little reading. They also tend
to provide less-detailed information. However, if you need background informa-
tion on respondents and why they did something or hold a particular view, ask
longer questions.

Avoid biasing words

Biasing words can cause emotional responses that may have little to do with the
issues addressed by the survey. They are considered biasing because they trigger
an emotional response or prejudice. Some words and expressions like this are
welfare, low-income housing, Section 8 and subsidized housing. The biasin
words tend to change with time. Other words and phrases simply are discarded
or replaced. Drug addict, for example, has been replaced by substance abuser.

Bias may arise if the surveyor does not fully understand the culture and values
of the respondents and asks questions that are inadvertently offensive. Toguard
against this possibility, all questions should be reviewed and tested before
they are used in your survey.

Avoid two-edged questions
Atwo-edged question contains more than one idea or more than one question.

An example is: “Do you think we should continue to use tax money to support
arts and sports programs in public schools?”

Comment: This question is really two-fold. “Do you think we should continue
to use tax money to support arts programs?” and “Do you think we should
continue to use tax money to support sports programs?” Some people would
support the arts programs, some the sports, others both and still others neither.
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No matter how the respondent answers, however, you will not know what
they mean.

To avoid asking two-edged questions, look for the word “and” in the question. If
“and” is present in your question, consider breaking the question into two or
three questions.

10. Open-ended gquestions

An open-ended question allows respondents to give answers in their own way.
Some respondents prefer to state their views in their own words. The responses
to open questions, however, are often difficult to compare and interpret.

Question: How often during the past year did you find yourself having difficulty
trying to pay your rent on time?

Answer 1: Not often.
Answer 2: A few times.

Answer 3. Much less often than when you lived at that other building.

Open questions provide answers that must be catalogued and interpreted. Does
“Afew times” (Answer #2) mean “not often”” (Answer #1)? How does Answer #3
compare with the other two? Open questions are used primarily in making
decisions about individuals rather than groups.

11. Closed questions

Closed questions are more difficult to write than open ones because the answers
or response choices must be known in advance. However, some respondents
prefer closed questions because they are either unwilling or unable to express
themselves while being surveyed. Finally, closed questions produce standard-
ized data that can be analyzed statistically. Statistical analysis is essential in
making sense of survey data for groups of people (e.g., low income, disabled,
the elderly, Americans, Native Alaskans). Also because the respondent’s expec-
tations are more clearly spelled out, the answers have a better chance of being
more reliable or consistent over time and among respondents.

Example: How often during the past year did you find yourself having difficulty
trying to pay your rent on time? (Circle one number):

Every month 1 1-2 months 4
6 or more months 2 Never 5
3-4 months 3
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How do you decide when to use open and closed questions? The following table

can be used in choosing which type of question to ask.

Open-ended questions

Closed questions

characteristics

tions if respondents are
capable of providing
answers in their own
words.

Use open-ended ques-
tions if respondents are
willing to provide answers
in their own words.

Purpose Use open-ended ques- Use closed questions if
tions if respondents own you want data that are
words are essential (to rated or ranked (on a
please the respondent, scale of very poor to very
to obtain quotes, to obtain good, for example) and
testimony). you have a good idea of
how to order the ratings
inadvance.
Respondents’ Use open-ended ques- Use closed questions if

you want respondents to
answer using a specific
set of response choices.

Analyzing the
results

Use open-ended ques-
tions if you have the skills
to analyze respondents
comments even though
answers may vary
considerably.

Use open-ended ques-
tions if you can handle
responses that appear
infrequently.

Use closed questions if
you prefer to count the
number of choices and
make clear statement
about a group you
surveyed.

Reporting the
results

Use open-ended ques-
tions if you will provide
individual or grouped
verbal responses.

Use closed questions if
you will report statistical
or categorical data.

Once you have identified one or more questions that meet the needs of

your survey, check carefully to make certain that each is suitable for your

survey’s respondents. Is the language level appropriate? Does it truly ask what

you need to know? You should have all questions reviewed and pretested by

potential respondents.

Evaluating Local Affordable Housing Needs in Alaska




12. Sensitive questions

Income questions are often considered “sensitive.” In the United States, income
isconsidered a private, even personal matter. Asking for income in surveys
requires special handling. One way to protect the respondent’s privacy and yet
give you the data you need is to ask for income in terms of ranges, such as
between $10,000 and $20,000 or between $20,001 and $40,000. Remember to
provide mutually exclusive categories:

Poor example: Which best describes your personal income in 1997?
Check one only.

[ 1%10,000 or less [ 1%25,000 to $45,000
[ ]$10,000 to $25,000 [ ]$45,000 or more

Comment: The categories overlap so that a person whose income was $25,000
could correctly choose B or C.

Better example: Which best describes your personal income in 19977
Check one only.

[ ]1$10,000 or less [ 1$25,001 to $45,000

[ 1%10,001 to $25,000 [ ]%$45,001 or more

When asking income questions with choices, make sure the choices are meaning-
ful. Wealthier people should be given many choices abovethe median income

for the community, whereas poorer people should be given many choices below
the median.

Example: Asking Questions About Incomes in Two Settings

Setting 1: A survey being conducted of all people who own their own home.
One question asks about household income.

Poor example: Which of the following best describes your income this current
year? Check one only.

[ 1$50,000 or less [ 1%$100,001 to $200,000

[ 1%$50,001 to $100,000 [ 1%$200,001 or more
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Setting2: A survey being conducted of all people who are currently renting
housing space. One question asks about household income.

Better example: Which of the following best describes your income this current
year? Check one only.

[ ]1%$10,000 or less [ ]1%20,001 to $30,000
[ ]%$10,001 to $20,000 [ ]1$%$30,001 or more

Whenever possible, ask for precise information about income. Always ask for
income beforetaxes and other deductions or payments are removed. The Census
Bureau asks for total income. The respondent is asked to add income from
wages, commissions and tips; self-employment income from farms and other
businesses; interest, incomes from estates and trusts; social security; supplemen-
tal social security income, Aid to Families with Dependent Children or other
public assistance or welfare; retirement, survivor or disability pensions; and
child support, unemployment benefitsand alimony.

When asking questions about income, you must specify a time period. Do you
want to know about average income over three years? Total income over the
past year? You must also decide if you want one person’s income or the entire
household’s. If you want the household income, you must define household
as it pertains to income. An infant may be in the household but is not likely

to be contributing income to it. Two or more unrelated adults may constitute
ahousehold if they contribute to some predefined proportion of the house-
hold’s income.

Because income questions are often sensitive, they should never be asked at

the beginning of the survey. Income questions should be asked towards the

end of the survey after the interviewer has established trust with the respondent.
Usually, itis good survey practice to ask an income question immediately after a
benign, unemotional question.

Adapted from How to Ask Survey Questions by Arlene Fink, Sage Publications, 1995.
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Worksheets
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Worksheet #1: Planning the housing needs assessment

1. Determine who will make up the committee to oversee the completion of the housing needs
assessment. Possible persons are:

2. Decide who will contact the potential committee members, explain their role (to oversee the
completion of the housing needs assessment) and recruit them to the committee.

3. Holdthefirstassessment planning meeting and complete these tasks:

a. Establish the geographical study area (village, town, settlement, borough):

b. Definethetargeted population:

c. Writeaclear statement of purpose by completing the following:

“The purpose of the study is to assess the housing needs of

(name of targetgroup) in (name of

study area, e.g., town, village, settlement, borough). “
d. Decideonthe outcome of the housing needs assessment. The study will:

O summarize the data

O Provide aset of recommendations to (name of group):

4. Discuss who will conduct a housing needs survey of the target population.

5. Decide on deadlines and assign persons for completing the needs assessment:

What When Who

Datacollection:

Survey of housing needs:

First draft;

Final draft;

Adoption of needs assessment:

6. Decide how often to meet to review the status of the needs assessment. For example, you might
decide to meet twice amonth or meet according to the deadlines set above:

Evaluating Local Affordable Housing Needs in Alaska Section1— 37



Section1—38 Evaluating Local Affordable Housing Needs in Alaska



Worksheet #2: Using the Census Bureau

Obtaining and using the Census data:

The Census Bureau collects basic information on household and housing character-
istics. Although the census is conducted once every ten years, the data is helpful to
develop ageneral profile of needs in acommunity or borough. As the decade
progresses, its usefulness diminishes.

The Census Bureau information is available through reports and computer files. The
computer files called Census Bureau Summary Tape Files (STF), give more informa-
tion than the printed reports, but you must have the appropriate hardware and
software. They may also know of local libraries with Census publications on file.
Contact the regional office at:

Seattle Regional Office
Bureau of the Census
Suite 500, 101 Stewart St.
Seattle, WA 98101-1098

(206) 728-5314

Alaska has a State Data Center for receiving census data and makes itavailable at or
below cost. The center is located at:

Research and Analysis
Department of Labor
1111 West 8th, Juneau, AK 99802-5504

(907) 465-2439

The census collects information on households grouped into geographical areas.

The geographical subdivision in a non-metropolitan borough include: area, bor-
ough, place, minor census division. Boroughs without census tracts use a block
numbering area. A block group is a subdivision of a census tract or block numbering
area. The block group inarural areais generally larger in area than in more popu-
lated areas. Likewise, the block, the smallest unit, is usually larger in rural areas than
in urban areas (source: Bureau of the Census, Census ‘90 Basics, 1990). The block

level may be more appropriate because data from an entire town can hide pockets of
housing need. By collecting data at both levels you can compare the needs of the
smaller unit with those of the larger.
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The Census collects two sets of data, one that is generated from all households
surveyed (100 percentfile) and one that is drawn from a sample of households
(sample datafile). The data thatis collected from the 100 percent file includes:

= Numbersofoccupied, vacant, owner-and renter-occupied units

< Numbers of households with fewer than and more than
One person per room

= Rentlevels

= Numbers of males and females

= Agelevels

= Racial composition

= Relationship of household members

= Information about differentincome levels

Cross tabulation organizes data across categories using a matrix format. It allows you
to compare groups and assess any differences among categories, such asincome
level by race, age, marital status and gender. One example is the number of poverty
level female elderly who are renters vs. owners.

The Census currently has a website that you can get information from.
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Worksheet #3: Information sources for a needs assessment

Use the checklist below of existing data sources in preparing your needs assessment.

Libraries Localagencies/Tribal governments

O Local libraries [0 Localagencies

[0 Departments of public works, building
inspection, zoning, etc.

O university libraries

O state libraries

. . . [0 cityandborough assessors’ offices
[ Federal depository libraries y g
. O iversity of Alaska E i i
= Agency libraries University of Alaska Extension Service
. O Social i i
0 Inter-library loans ocial service agencies
O RurALCAP
Federal agencies O
School district
O census Bureau ISTrIcEs
O Regional housing authorities
O Department of Commerce gl usingad '
O Native corporations, subsidiaries
[0 Department of Health and Human v P 10ns, subsidiart
Services

Other public and quasi-public bodies

[0 Department of Housing and Urban [0 Gas, electric and other utilities

Development .
P [0 Telephone companies

[0 Bureau of Labor Statistics . .
[0 Economicdevelopment districts

O internal Revenue Service o
Survey research organizations

O social Security Administration . . . o
Y OO university-affiliated organizations

O Bureau of Indian Affairs 00 Private firms

State agencies [0 Radioand television stations

[0 Departmentof Communityand

: ) O Newspapers
Regional Affairs

0 Department of Labor Private organizations

. O chambersof commerce
[0 Department of Health and Social

Services
[0 state Commission on Aging

O Governor’s Council on Disabilities and
Special Education

O Alaska Mental Health Board

[0 AlaskaHousing Finance Corporation

Evaluating Local Affordable Housing Needs in Alaska

[0 Board ofrealtors
Multiple listing services
Federal Home Loan Bank
Banks

Home builders

O 0O00 0O

Voter’s leagues
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Private organizations (con't.)

O Newsmediaorganizations

[0 Dodge Division of McGraw-Hill

O Information Systems Company

[0 Rand McNally

[0 sanborn Map Company

[0 R.L.Polk Company

O Donnelly Marketing Information Services

O consulting firms

The Census Bureau is generally the most prolificand important source of data for housing needs
assessments. An enormous amount of information is available from the 1990 Census.
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Worksheet #4: Assessing the collected information

Assess each housing study and report to decide if its information is credible, timely (within the last
five years) and accurate:

Yes No

1. Isthe datainthe study more recent than the data

in the Census? O O
2. Isthedatarecentenough toreflectimportant changes? O O

In housing? O O

In population? O O
3. Isthe study relevant for our purpose? O O
4. Arethe datain the study comparable to

the datawe are looking for? O O
5. Do we agree with the assumptions of the study (list the

assumptions before you answer the question)? O O
6. Aretheauthorsof the study qualified

(i.e., do they have credentials and experience)? O O
7. Arethe conclusions of the study based upon the facts? O O
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Worksheet #5: Types of data to collect for a needs assessment

In order to build a population profile of the study area, collect data about the following:

[0 Population [0 Persons per household

0 Populationbyage 0 Householdsbysize

[0 Population by sex [0 Householdsby owner, renter
O Population by race O Householdsbyincome

0 Households 0 Number of housing units

Worksheet #5: Table One

Population Growth

Community 1980 1990 Change number | Change percent 2000 2010

Worksheet #5: Table Two

Population and Rate of Population Growth by Age

Age 1980 1990 Change number Change percent 2000 (projected)

0Oto9

10 to 19

20 to 29

30 to 39

40 to 54

55 to 64

65 to 74

>75

Total
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Worksheet #5: Table Three
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Worksheet #6: Types of household characteristics data to collect

0 Number of households [0 Other (marital, racial composition, children)
[0 Average household size [0 Special needsgroups

0 Small households 0 Household income

0 Large households [0 Household income distribution

[0 Elderly households

Household data estimate of number of households:

Formula example: Your numbers:
A. Population: 19,528
B. Less(-) personsingroup quarters (32) -
C. Equals(=) = 19,496 =
D. Divide by average household size 19,496 +2.4 +
E. Estimate of number of households (totals) =8,123 =

Organize the household data using the table below, “Households and Rate of Household Growth.”

Worksheet #6: Table One

Households and Rate of Household Growth

1980 1990 2000®@
Percent of Percent of

Number Number change Number change

Number of households

Population

Group quarter (-)

Average household size
White

Native American

Total households

(M Over preceding 10 years

() Projected
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Worksheet #6: Table Two

Household Data: Persons per household

Number of persons in household Number Percentage
1 %

2 %

3 %

4 %

5 %

6+ %

Total 100%

Worksheet#6: Table Three

Unmet Needs by Special Populations

Number Served by available Unmet Percentage
Special needs group in need resources () need (2 served
Homeless
Families
Single adults
Youth

Domestic violence

Substance abusers

Physically disabled
(disabled/in need)

Frail elderly(®)

Elderly (age 65+)

Developmentally ill (in need)

Chronically mentally ill (in need)

Other

Total

@ 1f 0, the community has no resources available.

@ Excludes homeless prevention/emergency rent assistance for permanent housing needs assessment data.

® Person, age 65+, who is unable to perform at least three daily living activities (i.e., eating, dressing, bathing,
grooming) and household management activities.
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Worksheet #7: Types of household income data to collect

1. Complete the following calculations for the target area’s household income:

O
O
O
O
O

O

2. Now transfer the income data to Worksheet #7: Table One.

Average household income:

Percent and number of low-income households:

Percent and number of very-low income households:

Median household income:

Income distribution of households based upon percentage of median family income and

using the HUD median income for a family of four:

Number of households at the poverty level:

Worksheet #7: Table One

Household Income Characteristics

Households

Income level () Area median

Number

% of total

< 30 percent — Severely-low income

< 50 percent — Very-low income

51 — 80 percent — Low-income

> 80 percent — Moderate-income

Total

() Based on HUD median income limits for a family of four
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Worksheet #7: Chart One

State of Alaska 1996 Income Housing Limits

You can find the housing incomes limits on the Internet at www.ahfc.state.ak.us
Effective 12/14/96 (updated 06/28/96)

Household Size

Census Area Income Level 1 Person 2 People 3 People 4 People 5 People 6 People 7 People 8 People
Anchorage 115% RECD 40,450 46,250 52,000 57,800 62,400 67,050 71,650 76,300
115% 46,000 52,555 59,110 65,665 70,955 76,130 81,420 86,710
Median 40,000 45,700 51,400 57,100 61,700 66,200 70,800 75,400
80% 29,100 33,300 37,450 41,600 44,950 48,250 51,600 54,900
60% 24,000 27,420 30,840 34,260 37,020 39,720 42,480 45,240
50% 20,000 22,850 25,700 28,550 30,850 33,100 35,400 37,700
30% 12,000 13,710 15,420 17,130 18,510 19,860 21,240 22,620
Aleutians East
Borough 115% RECD 40,450 46,250 52,000 57,800 62,400 67,050 71,650 76,300
115% 41,860 47,840 53,820 59,800 64,630 69,345 74,175 78,890
Median 36,400 41,600 46,800 52,000 56,200 60,300 64,500 68,600
80% 29,100 33,300 37,450 41,600 44,950 48,250 51,600 54,900
60% 21,840 24,960 28,080 31,200 33,720 36,180 38,700 41,160
50% 18,200 20,800 23,400 26,000 28,100 30,150 32,250 34,300
30% 10,920 12,480 14,040 15,600 16,860 18,090 19,350 20,580
Aleutian West
Borough 115% RECD 39,050 44,600 50,200 55,800 60,250 64,700 69,150 73,600
115% 39,100 44,620 50,140 55,775 60,260 64,745 69,115 73,600
Median 34,000 38,800 43,600 48,500 52,400 56,300 60,100 64,000
80% 27,150 31,050 34,900 38,800 41,900 45,000 48,100 51,200
60% 20,400 23,280 26,160 29,100 31,440 33,780 36,060 38,400
50% 17,000 19,400 21,800 24,250 26,200 28,150 30,050 32,000
30% 10,200 11,640 13,080 14,550 15,720 16,890 18,030 19,200
Bethel
Borough 115% RECD 40,450 46,250 52,000 57,800 62,400 67,050 71,650 76,300
115% 47,265 54,060 60,720 67,505 72,910 78,315 83,720 89,125
Median 41,100 47,000 52,800 58,700 63,400 68,100 72,800 77,500
80% 32,700 37,400 42,100 46,750 50,500 54,250 57,950 61,700
60% 24,660 28,200 31,680 35,220 38,040 40,860 43,680 46,500
50% 20,550 23,500 26,400 29,350 31,700 34,050 36,400 38,750
30% 12,330 14,100 15,840 17,610 19,020 20,430 21,840 23,250
Bristol Bay
Borough 115% RECD 40,450 46,250 52,000 57,800 62,400 67,050 71,650 76,300
115% 51,060 58,305 65,665 72,910 78,775 84,525 90,390 96,225
Median 44,400 50,700 57,100 63,400 68,500 73,500 78,600 83,700
80% 29,100 33,300 37,450 41,600 44,950 48,250 51,600 54,900
60% 26,640 30,420 34,260 38,040 41,100 44,100 47,160 50,220
50% 22,200 25,350 28,550 31,700 34,250 36,750 39,300 41,850
30% 13,320 15,210 17,130 19,020 20,550 22,050 23,580 25,110
Dillingham
Borough 115% RECD 39,050 44,600 50,200 55,800 60,250 64,700 69,150 73,600
115% 39,100 44,620 50,140 55,775 60,260 64,745 69,115 73,600
Median 34,000 38,800 43,600 48,500 52,400 56,300 60,100 64,000
80% 27,150 31,050 34,900 38,800 41,900 45,000 48,100 51,200
60% 20,400 23,280 26,160 29,100 31,440 33,780 36,060 38,400
50% 17,000 19,400 21,800 24,250 26,200 28,150 30,050 32,000
30% 10,200 11,640 13,080 14,550 15,720 16,890 18,030 19,200
Fairbanks North
Star Borough  115% RECD 39,050 44,600 50,200 55,800 60,250 64,700 69,150 73,600
115% 39,100 44,620 50,140 55,775 60,260 64,745 69,115 73,600
Median 34,000 38,800 43,600 48,500 52,400 56,300 60,100 64,000
80% 27,150 31,050 34,900 38,800 41,900 45,000 48,100 51,200
60% 20,400 23,280 26,160 29,100 31,440 33,780 36,060 38,400
50% 17,000 19,400 21,800 24,250 26,200 28,150 30,050 32,000
30% 10,200 11,640 13,080 14,550 15,720 16,890 18,030 19,200
Haines
Borough 115% RECD 39,150 44,750 50,350 55,900 60,400 64,850 69,350 73,800
115% 39,100 44,735 50,255 55,890 60,375 64,860 69,345 73,830
Median 34,000 38,900 43,700 48,600 52,500 56,400 60,300 64,200
80% 27,200 31,100 35,000 38,900 42,000 45,100 48,200 51,300
60% 20,400 23,340 26,220 29,160 31,500 33,840 36,180 38,520
50% 17,000 19,450 21,850 24,300 26,250 28,200 30,150 32,100
30% 10,200 11,670 13,110 14,580 15,750 16,920 18,090 19,260
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Worksheet #8: Types of housing supply data to collect

To summarize the housing supply in your study area, collect the following data:
O Quantity of housing supply
[0 Types of residential buildings:

« Permanent: single-family attached, non-attached; multi-family, five or more buildings;
manufactured homes; duplexes; four-plexes; transitional

= Temporary quarters: group homes, such as seasonal work camps, dormitories,
nursing homes

= Housing thatis owned
= Rental housing
[0 Costof housing: average rent per bedroom size; median price of single-family home
0 Costburden
O Availability to renters (vacancy rate)
[0 Availability to buyers

[0 Housing supply condition
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Worksheet #8: Table One

Housing Units by Type and Tenure

(Name of target area)

1980 1990 Current year

Type # % of total # % of total # % of total

Single-family

2-4 units

5-9 units

10+ units

Manufactured

Live aboard boats!

Other

Tenure

Owner-
Occupied

Renter

Vacancy rate

1 For marine areas
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Worksheet #9: Housing condition survey factors

The following factors may be helpful in developing a housing condition survey. In addition to the items
below, the local Housing Code may list other features or conditions that may affect the health, safety, and

general welfare of housing occupants.

Judge housing condition in specific, measurable terms that can provide a basis for determining if a housing

structure is suitable for minor or major repair. Avoid evaluations based on aesthetic values or preferences.

Age of Housing Yes No
Is the structure over 25 years (older housing)? O O
Is the structure less than 25 years (newer housing)? O O

Housing Condition

A simple classification system based upon safety and repair measures is:
— Good condition: safe, decent, housing
— Fair condition: requires some rehabilitation or renovation to be classified as safe, decent housing.
— Poor condition: substantial rehabilitation is required to be safe or decent. It may require demolition

and be unfit for residential use.

Exterior condition factors to determine if the
housing structure is in good condition. Yes No

1. Entry steps are sound, with handrails if more than four steps are present. O O

2. Porch floor should be even and sound, without decayed wood,

holes, or loose boards. O O
3. Entry stairs should have an exterior light. O O
4. Storm doors and windows, plus screens should be in place. O O
5. Door/window frames should be in good condition and

weather-tight; no cracked or missing glass. O O
6. Chimney should be structurally safe with no missing mortar or bricks. O O
7. Roof with no missing shingles or other defects that

might admit rain or snow. O O
8. Structural lines (roof ridge, walls) should be straight, level and plumb,

with no sags, bulges or bows. O O
9. Exterior walls/siding should be without holes, breaks

or loose/rotting timers that might admit rain or dampness. O O
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Yes No

10. Gutters and downspouts should carry water and snowmelt to the

ground without touching the house or creating puddles or icy

patches next to the foundation. O O
11. Exterior paint should not be peeling, chipped, or flake. O O
12. Foundation walls should have no cracks wider than 174 -inch. O O
13. Accessory structures (garages, sheds) should be structurally

sound and in good repair. O O
14. Garbage and trash should be kept in closed containers;

no accumulation of rubbish or other sanitary hazards. O O
Poor condition structure is one that needs some major repair
to be classified as safe or decent using one or more
of the following factors: Yes No
1. Structure is dilapidated and does not provide safe and

adequate shelter and endangers the health, safety or

well being of its occupants. O O
2. Structure has plumbing that does not conform to the typical

community standards of the area in which it is located. O O
3. Structure does not have adequate or safe electrical service

if electricity is available in the community and there is access to it. O O
4. Structure does not maintain an indoor temperature of

70 degrees Fahrenheit. O O
Overcrowding: Structure is overcrowded with one
or more factors below: Yes No
1. Structure has less than 600 square feet of living space O O
2. Structure has 200 square feet per resident O O

(Adapted from the Alaska Housing Market Council’s definition of substandard unit, Alaska Consolidated Housing and
Community Development Plan, pages 51-52.)
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Worksheet #10: Housing conditions

Worksheet #10: Table One

Housing Conditions

Borough
Indicators of substandard conditions
Lacking
# Lacking complete Substandard
of complete kitchen Lacking external
Area Units plumbing facilities insulation conditions Overcrowded
# % # % # % # % # %
Area-wide
(name of community)
Worksheet #10: Table Two
Assessor’s Unit Structure | Property [Improvement | Land Total | Condition| Present | Tenure:
number | address type zoning value value assessed code condition | owner
value renter
vacant
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Worksheet #11: Housing cost trends

Worksheet #11: Table One

Housing Cost Trends

Percent increase

1985 1990 1995 1985-1990 1990-1995
Median home value
Median gross rent
Median household income
Worksheet #11: Table Two
Average rentsin
Type Average Average Average
rent 1980 rent 1990 rent 1997
Studio

One-bedroom

Two-bedroom

Three-bedroom

Four-bedroom

Four+ bedroom

Average rent: all types

Total units

Evaluating Local Affordable Housing Needs in Alaska

Section1—57




Section1—58 Evaluating Local Affordable Housing Needs in Alaska



Worksheet #12: Estimating unmet housing need

Multiply the population estimate in your study area by the percentage of low-income (or very-low
income) persons. Subtract the number of housing units targeted to low-income persons to get the
estimate of persons with unmet need.

Formula Your numbers

Population estimate

Times percentage of low-income
(or very-low income) X.

Equals low-income persons =

Less (-) number of housing units
targeted to low-income persons -

Equals estimate of persons with unmet need
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Worksheet #13: Determining rental affordability
Rentlimits

The income of the target population will limit the rents that they can afford. The highest rents that
households can afford should not be greater than:

30 percent of their gross income

The formulaiis:

% of area Median Family Income (MFI), either low- or very-low income percentage,
times .30 divided by 12 = rent + utilities.

The steps for determining housing affordability will give the highest rents that households can
afford and the rent range by household size.

1. Determine the Median Family Income for your borough.

2. Determine the very-low and low-income limits for one-, two-, three-, four-, five- and
six-member households. Contact HUD or AHFC for your area’s most current figures.

Very-low income limits (50% of MFI)

one person four person

two person five person

three person six person
Low-income limits (80% of MFI)

one person four person

two person five person

three person Six person

3. Determinethe highest rents based upon the above formula. Here is an example:

Very-low income calculations (50% of median income)

Household size Median family Monthly Rent level
income /12 income x .30 = + utilities
One person $16,200 / 12 =$1,350 x .30 = $405
Two person $17,100/ 12 =%$1,425 x .30 = $428
Three person $19,200 / 12 = $1,600 x .30 = $480
Four person $21,350 / 12 =$1,780 x .30 = $534
Five person $23,040 / 12 =$%$1,920 x .30 = $576
Six person $24,750 / 12 = $2,063 x .30 = $619

For very-low income households (between one and six persons) earning 50 percent of median
income, housing costs should be in the $405 to $620 range.
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Very-low income affordable rents for

borough

Household size Median family Monthly =Rent level
income/12 income x.30 + utilities
One person
Two person

Three person

Four person

Five person

Six person

Rentrange is $

for a one-person household, to $

for asix-person household.

Low-income affordable rents for borough
Household size Median family Monthly =Rent level
income /12 income x.30 + utilities
One person
Two person

Three person

Four person

Five person

Six person

Rent range is $

for a one-person household, to $

for asix-person household.
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Worksheet #14: Housing resources

1. Local sources of financing:

2. Local sourcesand toolsto “write down” project costs:

3. Federal fundingsources:
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4. State funding sources:

5. Landand buildings:

Land:

Buildings:

6. Constructionresources:

Section1—64
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7. Other(e.g.,fuel sources and storage, utilities, roads, material delivery methods):
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Worksheet#14: Conclusions

1. Mostserious problems:

[0 Housingcost [0 overcrowding
[0 Housingcondition 0 Populationgrowth
[0 Housingavailability O other:

2. Groupswith the highest needs:

[J Largefamilies [0 Small families
[0 Renters [ owners

O Low-income O very-lowincome
[0 Elderly [0 Homeless

[0 Special needs populations O other:
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3. Locationsthat have the greatest needs:

[0 Region or borough [0 Several communities
O Townorvillage [0 Neighborhood
O Other:

4. Gap between the need for housing and supply of affordable and available housing and
supportive services:

5. Housing need areas:

OO0 Homeownership [0 Rentalhousing

0 Grouphomes [0 Transitional housing
[0 Housingrepair [0 Supportive services
[0 Weatherization O Other:
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Section 2

Developing the
Housing Plan

Overview

ow that you know the housing needsin

your area, what will your organization do

now and in the future for solving some or
part of those needs? What is the best housing direction
for your organization? What type of housing will you
provide? These are questions you will answer in the
planning steps that follow. As you proceed, you will
decide specific strategies, goals and objectives and put
them into a housing plan. Use Section 2, Worksheet #1
for the planning exercises.
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Planning areas

There areavariety of approaches, but mostinclude

decisionsinfour areas:

1

Housing needs

These are decisions about which needs of the
target population, or groups withinit, are your
organization’s highest priority. Because you
cannotresolve all the housing problems, you
need to target to specific needs, population seg-
ments or locations.

You might focus on one particular need for a few
years until your capacity improves, before expand-
ing to address another need.

Housing strategy

Does the study area need new housing or do you
need to improve the existing homes? Are there
other ways to help improve the housing? You
must decide which strategies are best for your
organization’s mission, housing role, history of
service, values and abilities. Two nonprofit organi-
zations serving target areas with similar housing
needs may choose very different strategies when
considering these factors.

Resource decisions

What are the available people, funding, expertise,
etc., for achieving housing goals?

Organizational factors

What strengths and experience determine your
organization's ability to carry out housing
development?

Section2—2
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Steps in developing the housing plan

You are now ready to begin developing your housing

plan. The process isdivided into ten steps:

Step 1:
Step 2:
Step 3:

Step 4:

Step5:
Step6:
Step7:

Step 8:

Step 9:

Step 10:

Choose and inform the planning group
Review the needs assessment
Identify housing strategies

Assess your capacity and the
external environment

Describe a future picture of housing
Decide on housing development criteria
Decide on one or more housing strategies

Identify short-and long-term
housing goals

Establish this year’s action plan

Write the plandocument

Step 1: Choose and inform the planning
participants

Your participants are key to the success of your plan-

ning. Whether they are the board and staff or include a

much larger advisory group, they must understand their

role and what is expected of them in the planning process.

1. Tell the participants why you are holding the

planning meeting(s) and give the background to

the housing needs assessment.

2. Indicate how much time the planning will take

(e.g., “This will be a series of three meetings lasting

atotal of 9-to-12 hours.”), as well as where and

when the meetings are to be held.
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Step 2: Reviewthe needsassessment

If several months or more has passed since you com-
pleted the housing needs assessment, you must review

it. Mail a copy of the assessment to the participants

before the first meeting.

1. Review the needs assessment — the summary of the

o

targetarea’s housing needs, available resources

(funding, land, etc.), which population groups
have the greatest needs and any trends.

2. Review the recommendations — the suggested ways
for solving the housing problems.

Step 3: ldentify housing strategies

w

The primary goal of affordable housing development

is to expand the range of available housing choices for
low-income people. A housing strategy is a broad

agenda changing the housing profile.

There are a variety of strategies:

< Add to the housing supply (development

model) by:

constructing new housing units,

repairing existing housing units, and/or

converting buildings to residential use.

= Increase affordability of housing stock. Some

examplesare:

rental or down payment assistance

use of development subsidies

= Increase access to existing housing through subsi-

dies, program supportand referral.

e Preserve existing low-income housing unitsor

housing programs for low-income people (to

maintain the rent levels). One way is to buy the

properties to maintain the rents at levels that

low-income people can afford.
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Discuss and list the housing strategies thatapply
to your organization (because of your role and
mission) and the areas's housing needs. Here are

some examples:

Increase housing supply by building new

apartments in the south end of the community.

Develop rental assistance program for

the very-low income moving out of

transitional housing.

Repair existing deteriorated properties and

convert them to low-income housing.

Develop transitional housing for personswho

are in substance recovery.

Develop apartments that integrate a special

needs population into the community.

AN

Step 4: Assess your capacity and the external
environment

This step is called “taking stock of the situation” by

conductingaSWOT (strengths, weaknesses, opportu-

nities and threats) survey. It isa summary of your
organization’s strengths and weaknesses for carrying out ‘

housing activities, and the housing opportunities or

threats in the external situation (housing needs, fund- S W

ing, resources, political climate). @) T

Opportunities are circumstances which could be taken
advantage of if your organization chooses to. Threats

are circumstances or trends that inhibit housing

activity. Some examples are:

Strengths

« Understanding of the housing needs

< Wide range of staff and board skills
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(o))

Weaknesses

= Staff are over-committed to other projects
< No staff

Opportunities:

< Newsource of program funding

= Needforsingle-family residential units

Threats and obstacles

= Changesinfunding
e Local restrictions to development

Step 5: Envision a future picture of housing

This step is an opportunity for the planning group to
imagine the target area and target population after
your organization and other housing providers have
implemented housing solutions. Ask participants to
think about what they would like to see achieved in
the target area in three-to-five years. This will help you

decide on long-term housing goals.

Step 6: Decide on housing development
criteria

Now you must decide on the criteria for choosing

one or more housing strategies. The criteria, based

on your organization’s values and what your organiza-
tion stands for, will help you decide on a strategy

that is a good match for your organization. Here are

some examples:

[0 Build housing tointegrate the target population into

the community;

[J Serve the greatest number of very-low income
persons (or target group such as seniors, homeless,

cannery workers, etc.);

O Provide supportive services with the housing.

Follow the instructions in Section 2, Worksheet #1, to

prioritize key criteria from a brainstorm list.

Section2—6
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Step 7: Decide on one or more housing
strategies

Now it’s time to use the information to decide on one
or more housing strategies to implement. The housing
strategy must directly relate to:

« The needs identified in the needs assessment
= The population group you wantto help
= Yourmission, strengthsand experience

For example, adding to the housing supply by pur-
chasing homes in need of repair, fixing them up and
selling to low-income buyers is a good organizational
match if you have housing rehabilitation experience.
If your organization has new construction experience
you might choose to develop new units.

You might review the housing strategies from Step 2

and prioritize those that make sense for your organiza-

tion and for your target area.
Ask these questions before choosing:
What housing strategy is best for the community?

What housing strategy is best for the population
groups needing housing?

What must be done to carry out a strategy? (Con-
sider on-going weaknesses identified in Step 2).

What skills and experience can we bring to
astrategy?

What housing is acceptable in the community?
What are their concerns?

Areyou goingto be able to respond to them once
they are identified? Are there any trade-offs?

What kinds of projects are likely to succeed? Look
atyour capacity and the opportunities identified
earlier in your planning process.

\l

A0

R

T
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o0

Which do we need to study and discuss?

Which are achievable this year, next year or further
downtheroad?

Which are most important to our target
population?

Are other organizations or groups developing
the housing?

Step 8: ldentify short- and long-term
housing goals

What do you want to achieve in several years and up
to that point? Your housing goals must help you to
carry out your strategy, as well as achieve your mis-
sion. Goals are targets to shoot for and measures of success.
Each goal should be concrete and specific so that it is
clear when you have achieved it. Objectives are the
specific action steps to take for reaching your housing goals.

Long-term goals

What will you achieve over the long-term (e.g., five
years)? Some examples of five-year long-term housing
goalsinclude:

[0 Develop 30-to-40 affordable apartments for per-
sons with disabilities by the year 2002.

[0 Develop $10,000 rental assistance fund for first
month, last month and security deposits by the
year 2002.

Short-term goals (annual goals)

What are your short-term goals? These are smaller,
step-by-step plansto achieve your long-term housing
plan and use your resources year by year. This is how
the housing needs will be tackled, in which order and
by whom. The annual goals must make sense in terms
of your staff, time, skills and other resources.

Section2—8
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Ask these questions:

[0 what SWOT analysis factors contribute to or inhibit
your efforts?

[0 what housing activities can be started this year and
done in stages?
Factor in the time for the predevelopment
and construction phases. Most housing develop-
ment projects will take from three-to-four years
tocomplete.

[0 What resources can be used for our housing strategies?
How do we access them?
Tie your goals to the available resources.

Put your annual goals on a three-to-five year calendar.

Step 9: Establish this year’s action plan

Together, the short-term goals, action steps for
achieving them, time lines and who will carry out the
objectives, form an action plan to achieve this year.

For this year’s action plan, list what housing activities
you will complete this year and how you will accom-
plish them. For example:

Action Plan

Goal for 1998: Obtain site control for 20-unit development

O

Actions When By Whom

Conduct land survey

Contact owners of property

Check zoning

Obtain predevelopment funds

Option property

Evaluating Local Affordable Housing Needs in Alaska
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ActiQ

nPlanl

98

What

When

By Whom

1
2.
3.

Step 10: Write the housing plan

The housing plan is asummary of the key decisions
that you have made in your planning. The plan can be
asimple three-to-five page summary of your planning
decisions, or it can be more lengthy, telling the com-
munity about local housing problems. The following is
asuggested plan outline:

[0 Purpose and background of the housing plan

O Housing situation today — highlightsand recom-
mendations of the housing needs assessment

[0 Housing strategies — broad areas of action for
solving housing problems

[0 Goals and objectives— the targets to aim for and
their steps

O This year’s action plan

Summary

The housing plan is a guide for achieving short- and
long-range housing goals. By taking the time to answer
guestions about your organization's capacity and
looking at housing opportunities, you can decideona
particular housing direction. The planning will help
you focus on housing thatis or isn'tappropriate for
your organization.

Section2—10
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Evaluating Local Affordable Housing Needs in Alaska Section2—11



Section2 —12 Evaluating Local Affordable Housing Needs in Alaska



Worksheet #1: Housing planning instructions and exercises

Instructions for the first housing planning meeting:

= Before the meeting:

[0 Mail acopy of the housing needs assessment, SWOT survey and agenda to the participants
prior to the meeting.

[0 Secure ameeting room large enough for the number of participants and make sure
there is room for posting butcher block paper. Bring plenty of felt-tip pens, masking
tape and refreshments.

[0 1fpossible, use an outside facilitator to help keep your meeting on track.
Review the needs assessment:
= During the meeting:
[0 Review the needs identified in the housing needs assessment conclusions.
[0 Compare the needs to your organization’s mission and goals.

[0 Review the recommendations. Which of these match your purpose, scope of services
and role in housing? You want to be sure there is a match now before any resources
areexpended.

Evaluating Local Affordable Housing Needs in Alaska Section2—13



SWOT Analysis

Look at your internal situation and factors in the external environment that affect housing develop-
ment. Identify three-to-five “key” strengths, weaknesses, opportunities and threats for carrying out
affordable housing by your organization the target area.

Item

Strengths

Weaknesses | Opportunities Threats

1

2.

Future housing picture

Take ten minutes to reflect on what success would look like for meeting the housing needs of the

target population by a specific year (usually three-to-five years from now). What would you like to

have achieved? This will help your decision making for long-term housing goals.

Section2—14
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Housing development criteria
For this exercise, ask the participants to identify what you value and find important in carrying out
your organization’s mission and housing activities.

1

2.

Prioritizing housing strategies

Your task is to select and prioritize housing strategies. A housing strategy is a broad area of action
that identifies which populations and housing needs receive priority, which location(s) and which
housing solutions.

Brainstorm and prioritize to select key strategies

“The key housing strategies that we have selected are:”
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Short- and long-term goals

Your planning group should identify five short-term housing goals (goals to be achieved

this year) and five long-terms goals (three-to-five years). Be sure to attach numbers and dates

to the goals so you can measure their achievement (see sample of goals in Section 11, page 8 of

thisworkbook).

Short-term housing goals

Long-term housing goals

Annual goal calendar

Put the goals on a master annual calendar. Then for each goal, develop an action plan of who

will do what, by when and the needed resources.

1997 housing goals

When

By whom

Resources

Goal 1.

Goal 2.

1998 housing goals

When

By whom

Resources

Goal 1.

Goal 2.

1999 housing goals

When

By whom

Resources

Goal 1.

Goal 2.
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Evaluating Local Affordable Housing Needs in Alaska

Section 3

Market Analysis

Overview

n Section 1, you determined which population

groups needed housing and why. In Section 2, you

determined your organization’s housing direction
and developed an idea about what you want to achieve.
Now you are anxious to develop a housing project.

When you prepared your needs assessment, you looked

at many factors incorporated within a project market
analysis. Presumably, the people with unmet housing
needs want them satisfied. However, it iscommon for
many organizations to confuse housing need with housing
demand by the potential residents. Though the need is real,
itdoes not necessarily mean that area residents are willing
to occupy and pay for the housing you propose or even
move to the location.
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For example, a household questionnaire survey may
show that the elderly population in your area wants
affordable rental housing, and that they would prefer
to live in housing with supportive services. Your
housing needs assessment should indicate that same
housing need. If you do not complete a marketanaly-
sisand thoroughly learn about the needs and wants
of the seniors, especially in relation to your proposed
project and site, you may end up building a project
they are not willing to occupy; they may have only
wanted the supportive services. If you were to build
the projectanyway, the demand would not be suffi-
cientto pay for the project's expenses. There would be
astrong likelihood that the project would fail.

The second stage in evaluating local housing needs
asks the question, “Will the proposed development meet
the needs of the market and the target population?” Will the
design of the project, its rents, location and additional
features be attractive enough for the residents who
need it, to move?

In most instances, athird party consultantoran
experienced organization does the market analysis.
Section 3 gives the benefits of a market analysis, the
steps aconsultant takes to complete one and explains
the market analysis components. Use Section 3,
Worksheet #1 to review your analysis for all of the
components.

Benefits of the market analysis

The market analysis gives information about potential
renters or buyers: their incomes, age, household size,
race and where they live (to name a few). The organi-
zation should know as much as possible about them so
there isamatch with your project’s unit cost, location,
design and features. To know if your target population
will leave their current situation and move to your
development, you must consider both economic and
social factors influencing housing choice.

Section3—2
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The market analysis gives actual numbers and data to
supportthe proposed number of units, rent levels or
selling prices, and tenant mix.

To show a “demand” for your development

The market analysis shows private lenders and public
fundersa“demand” for your development thatis:

= documented,
< measurable,and

= anobjective, unbiased analysis.

Lenders and funders want to know that if you build a
rental project, you will have steady occupancy to pay
for debt financing and operating expenses. For home-
owner units, home sales are necessary to pay for the
financing. The needs assessment is not enough information
to ensure this.

Steps in the market analysis
The process isdivided into six steps:
Step 1: Define and summarize the proposed site

Step 2: Determine housing needs and desires of the
targeted population

Step 3: Conduct the demand analysis
Step 4: Perform the competitive analysis
Step 5: Conduct the site analysis

Step 6: Write the report

<

e
P e
/ o <

A'/
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Step 1: Define and summarize the proposed site

Your marketanalysis should include:

[0 Market area description
[0 Projectsite description

O Map

Market area description

Thisisthe geographicareafrom which you will
draw renters or buyers. From the potential buyer
or renter’s perspective, itis the areato shop for
and compare housing options. The description
should describe where the projectis to be located
(borough, village or town), the market area bound-
aries, any specific geographic features and key
desirability factors. Here is a list of many of the
components itshould include:

[0 Marketareaboundaries and geography
[0 Location of major employers

[0 shopping

[0 Education

[0 Recreation, health care, social services
[0 Transportation

O Crimerate

[0 Briefeconomic summary

The analysis should discuss any trends and conditions
that would be helpful to know in forecasting demand.
Your consultant (or the person preparing the analysis)
should contact local planning departments, chambers
of commerce and other local agencies for this informa-
tion. A one-page description should be enough.

Section3—4

Evaluating Local Affordable Housing Needs in Alaska



Below is a sample description:

Market area

The market area for this study is the town of
and the surrounding unincorporated
borough area. The economic base is dependent
upon natural resources such as timber, agricul-
ture and fishing. New development activities
have been devoted to expanding the “cottage”
handicraft industries. The town is 20 miles from
the nearest urbanized area. Most of the popula-
tionis located along a winding state highway.

2. Projectsite description

If you know the proposed site, your market

analysis should describe its position in the
community using street locations, census tracts

and the environmental features (“the six-acre

siteisflat”). It should summarize the surrounding

area— its zoning, utility services and accessibility.

Itis helpful to give the distance from the site to

available services.

Project site

The proposed project will be located south of

and adjacentto Road and east of and
adjacentto Road, the southwest
section of the town. The proposed site is approxi-

mately five acres, generally rectangular and
appears to be at grade with adjacent properties.
There are no rare or endangered species or
habitats at or near the site. The site is sewered,
has water service lines and a proposed access
road. See Exhibit X for site photos.

3. Maps

Itis helpful to include a map of the community,

locating the site, and if possible, a neighbor-

hood map.
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Step 2: Determine housing needs and desires of
the target population

What do the potential residents think about your

site and proposed project? You must talk to the

people needing the housing to know what they want.
They can give you feedback about the project’s design,
location, rents and amenities. If you cannot conduct
ameeting, arrange to survey them. The information
gathered plays an important role in your study’s

final recommendations.

Step 3: Conductthe demand analysis

In this step you will develop three profiles and
calculate the demand:

= Demographic profile — a picture of the population

= Economic profile—apicture of the economy
and ifitischanging

« Housingsupply profile—a picture of the
housing stock

e Demand formula— a mathematical formula for
calculating housing need

Demographic profile
The demographic profile describes the
current population:

e Population

= Households

= Households by tenure group (renter and owner)
= Households by income group

To understand the make-up of the population and how
itrelatesto your proposed housing development, you
need to answer a lot of questions.

Section3—6

Evaluating Local Affordable Housing Needs in Alaska



Population

[0 What is the population (past, present
and projected)?
[0 What is the target population?

[0 whataretheage, sex and race characteristics (with
changes over time and median age)?

O Are particular segments growing or declining?
0 Movinginorout?

Be sure the description discusses any population
changes or trends over time. For example, you may
discover that the overall population is steadily drop-
ping, but that the age group 25-40 years is growing.
Here isasample format:

1980 1980 % to | 1990 1990 %to | %
population | targeted the population | targeted the change

population| total population| total [ 1980-1990
Households

[0 whatare the household characteristics by age, race
and other characteristics?

Your market analysis should give the number of past,
present and projected market area households and for
the target population. These numbers must support your
project design. For example, if you propose to develop
only two- and three- bedroom units, primarily for
three-, four- and five-person households (e.g., young-
to-middle age singles, single-head of households,
young married couples and couples living together),
then your analysis must show that these households
areagrowing segment of the market area population.

Evaluating Local Affordable Housing Needs in Alaska
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Households by tenure group

[0 what are the renter and owner households?
[0 How have their numbers changed over time?

Households by tenure (renter or owner) gives informa-
tion on the number of households that make up the
target population for the project. Your analysis must
tell you if there is a large enough pool of potential
residents to recruit from.

Households by income group

O whatare the households by income group (and
average monthly income)?

[0 Whatis the correlation of households by income
group and owner and renter?

0 wWhat is the median income?
0 Areincomes regular or seasonal?

O can household incomes be expected to continue at
the currentlevel?

0 How much housing cost can the intended renters
or owners afford?

[0 What is the rental or purchasing power of the
target population?

[0 What percent of the target population is paying
more than 30 percent of its income on housing?

A description of the population’s household income
shows how many households of the target population
in the market area are able to pay for the proposed
housing. You must have alarge enough pool of
potential renters or buyers who can afford your project
to recruit from.

A typical market analysis describes the number of
market area low-and very-low income households (or
those of a special needs group). It determines how
many of these households will be able to pay the rent

Section3—8
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and utilities of a proposed rental project or the housing
costs for single-family home sales. If there are too few
people with sufficientincomes to afford your proposed
housing, you should not develop it.

Minimum annual income

The market analysis uses the following formulato
compute the minimum annual income needed by a
household to afford rent and utilities.

For example, if rent for a one-bedroom apartmentis
$700 with a $50 utility allowance, the minimum annual
income needed to pay the bill and still spend less than
30 percent of total income would be:

$750 divided by .30 times 12 =

minimum needed income of $30,000

By providing the entire scale of incomes in the area,
the market analysis gives the number of renters or
home buyers that lie within the feasibility range.

Rentlevel

Ifavery-low income family wants to rent an apart-
ment unit and pay no more than 30 percent of their annual
income on housing costs (rent and utilities) their afford-
able rent would be:

50% of area median family income (MFI)

times .30 divided by 12 = rent + utilities

Evaluating Local Affordable Housing Needs in Alaska
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Economic profile

The economic profile summarizes the study area’s

economic base in relation to the target population.

There should be enough information to determine the

market area’s economic stability and that of the target

population. The economic profile describes:

Employers (that the target population will be
recruited from),

Employment levels, and

Economic trends for forecasting
housing demand.

When you read the economic profile in the market

analysis, ask:

O
O

O
O
O
O

O
O

Who are the major employers?
Have other employers moved into the area?

Have some employers cut the number of jobs or
are they adding jobs?

How isthe overall economy doing?

Willany new economic development activities
strengthen the market area economy and the
incomes of the targeted population?

What is the employment rate?
What is the average family income?
What is the poverty rate?

How many of the target population are at
the poverty rate?

Are there any housing/job imbalances?

Must the target population look for housing
outside the targetarea?

Section3—10
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A one- to two-page summary istypical. Belowisa
sample of a brief economic profile:

The industrial base for has been
oriented towards the timber and fishing natural
resources. Approximately 250,000 acres of the
borough’s 313,000 acres are forested. Crown
Zellerbach was a major employer within the
region. In the last decade, they closed their
operations and sold off their holdings to separate
businesses. The harvesting of timber is still the
major operation, but on a much smaller scale.
Cavenham and DeKalb Logging Company still
work the area but now the logs are only pro-
cessed across the river. Some of borough'’s
residents cross the river daily on a ferry to work
at the mill. When Crown Zellerbach closed, many
workers over 50 simply retired rather than
relocate for employment.

Economicinformation comes from local planning
departments, chambers of commerce and other

local agencies.

Housing supply profile

Thisisasummary of the availability of housing for
the population you wantto serve.

1. Whenyou review your analysis, ask:

[0 whathousingisavailable?

Number?

Single-family and multi-family?

Multi-famly apartments

Condition?

O
O
O
[0 What are the rents or costs of units in the area
(marketand subsidized)?

[0 What is the rental or purchasing power of the

target population? (Are rents and home prices

increasing while incomes stay the same?)

0 whatare the building typesand
their condition?

O

What are the vacancy rates?

O whoaretheresidents?
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0 Where do the intended renters or owners
currently live?

[0 whatis the level and trend of residential
construction?

0 whatisthe owner/renter mix?
O what is the residential /other-uses mix?

Atypical housing supply profile will tell you

what type of housingisin the area; its supply, age
and condition; and if any new housing planned.

It will determine if there is a shortfall for the target
population and if the supply of existing housing
isappropriate for their needs.

Demand analysis

The demand analysis shows a demand for a specific
project for aspecific group of people in a specific
market. Demand for housing units is measured in
mathematical terms. Your analysis must have accurate
numbers of the target population and any increases or
decreases in the population. This represents the pool of
people you are marketing to and recruiting from.

1. The demand formulais established by using the
following factors:
Total number of households
Percentage of renters or homeowners
Percentage of income-eligible households

Number of competitive units
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For example, the formula for a rental project is:

Formula Example
Total number of households 2,114

Multiplied (x) by percentage of renters X .32
=676

Multiplied (x) by percentage of
income eligible x_.29 households

=196

Minus (-) number of competitive units
(from survey) -130
=66
Minus (-) number of subsidized rental units - 26
= Unmet demand for rental units =40

Step 4: Perform the competitive analysis

You will want to know how your housing project
compares to other comparable housing, existing and
proposed, similar to the type you plan to develop.

Your analysis must tell you the condition, the mix of
units, rental rates and vacancy rates for each compa-
rable housing project. Are they:

= Competitive with your project's costs
and amenities?

= Lessthandesirableand why?
= Locatedinconveniently?
< Unreasonable due to other factors?

Much of the information will come from a housing
cost survey of comparable units.

If other local factors influence the demand increase
or decrease, such as migration in or out of the market
area and expected growth, check with your funder

to see if the application of these factors is acceptable
orexpected.

Inaddition, your analysis should tell you if other
proposed housing projects will compete with yours.

The analysis should show the comparable housing,
along with yours, using a map and photos.

Evaluating Local Affordable Housing Needs in Alaska
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Step 5: Conductthe site analysis

The site analysis examines your proposed site’s
physical and social characteristics, considering land

use constraints and opportunities affecting the devel-

5 opment project’s success. Pay attention to the neigh-
borhood context and project site suitability, such as
the present zoning, size and shape of the terrain and

the immediate surrounding environment. The factors

to consider are:

[0 Physical characteristics

Character of the neighborhood

Proximity to transportation

Proximity toshopping

Proximity to schools

Cultural considerations (proximity to family,

recreation, worship)

Incidence of crime

[0 Additional needs of the target population

O Zoning

If you have a site optioned or purchased, the
analysis should describe its location, nearness to

and availability of services, and why the site is

appropriate for the development. It should include

information about utilities, access roads and proximity

to community services. It should give any special

considerations, such as adjacent land use and any

environmental or site concerns (such as drainage and
site developmentcosts).
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If you have not purchased a site, the analysis should
review the land parcels identified as potential sites and
their feasibility. Below isasample site analysis for an
elderly housing project.

Site One:

This is a site located in a two block area bounded
by Goldbar, Delphi, Third and Second streets in
the northeastern portion of the town. The site
looks ideal for senior housing since it is adjacent
to the church where senior meals are served.
The site does not appear to have any site
development or environmental constraints. The
seniors, when surveyed, do not like the steep hill
up to this part of town and would have to travel it
to get to and from services.

Site Two:

This parcel is part of six acres for sale. Judging
by the current water and sewer lines, off-site
development would require line extension for
both water and sewer. The town is currently
requesting additional water lines and use from
the river source but it has not yet been granted.
Converting this property from its present zoning
is acceptable to the town but it is not acceptable
to the proposed funder, unless there was no
other alternative. In addition to these complica-
tions, the site is across the highway and furthest
from senior services.

Step 6: Describe the project concept

This describes the overall project, as well as the pro-
posed housing units: the number of bedrooms and
cost, including project amenities such as laundry room
and play areafor rental projects, and the income levels
of the residents you are marketing to. For example,

Project concept

There are 11 proposed single-story apartment
units, all targeted to low-income senior house-
holds. In addition to the living units, the project
will have a resident manager, project office,
small meeting room and laundry facilities. Each
unit will have individual heat controls, kitchen
appliances, energy efficient appliances, carpet
and window coverings.

Proposed sites:

See the site analysis description for the
proposed sites.

o))
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The market analysis report

Several formats are acceptable for summarizing the

information. You may want to review the consultant’s

outline to know if itincludes all components of a

market analysis. You want the market analysis to give

enoughinformation to make a decision to build your

project. Once you receive the report, follow these

guidelines for reviewing the final product’s profes-

sional quality and for completeness:

1

The market analysis should have a table of contents,
the consultant’s statement of qualifications (if appli-
cable) and a certification of accuracy.

2. Theassumptions of the market analysis
(e.g., definitions of very-low and low-income)
should be stated clearly.

3. Allmathematical calculations should be expressed
by actual numbers, though they may be accompa-
nied by percentages.

4. Eachtable and chart should cite the data source(s).

5. Theanalysisshould explainall calculations and

methods of arriving at the calculations.

Hiring a consultant or third party

Most lenders require a professional market study. They

want to know that the study was conducted objec-
tively, with no interest in the project by the analyst.

1. Research much of the information yourself and

forward it to the consultant using Section 3,
Worksheet #1, “Community Market Report.” This
will save time (and money) for a market analysis.

In order to get your money’s worth, the organiza-
tion should have a clear understanding, in ad-
vance, of their needs and expectations of the
consultant. A consultant can only complete a
market analysis based on available information.
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You must work closely with the consultant to
insure the final product is agood match to
your project.

3. The following are suggested steps to select a
marketanalysis consultant:

= Market analysis preliminary scope of work — This
is the focus of the analysis. It should include
the market area and site, demographic and
economic profiles, demand analysis, site analy-
sis and the conclusions and recommendations.

= Notice to prospective consultants— This includes
arequestfor:

Letters of interest

Qualifications

Request for proposals
= Receiptof proposals

= Evaluation and ranking of proposals — Review the
proposals independently against the selection
criteria stated in your request for proposals
(RFP) and select the top consultants for refer-
ence checks. This is your short list. Then check
the references of your top choices. Don’t be
afraid to ask:

[0 were yousatisfied with the quality
of work?

[0 wasthe consultantable to meet the
deadlines and schedule agreed upon in
your contract?

O was the consultant willing and able to work
closely with your local organization?

[0 Did the consultant stay within the budget,
or were there unexpected costs?

Evaluating Local Affordable Housing Needs in Alaska

Section3—17




[0 Didyou have any problems that would
keep you from hiring the consultant again?

[0 Didthe consultanthave other projects
that caused time delays on your
market analysis?

Set up the consultant interviews — Prepare a list
of questions in advance, and ask each consult-
ant the same questions. Some examples are:

[0 whatexperience do you have with
other studies?

O Are you familiar with various public
funders and private lending institutions?
Have you assisted with applications?

[0 Who, specifically, will be working directly
with our board? Will that person be willing
to attend board meetings to update the
board members?

[0 What other projects are you currently
working on that could take time away from
our market analysis?

Make the final selection — After the interviews,
discuss the pros and cons of each consultant,
comparing information obtained during the
interviews along with the original proposal
and reference checks. Your goal is to select the
consultant you believe will do the best job.

Contract negotiation and execution— As soon as
possible, negotiate a contract and payment
schedule with the selected consultant. Ata
minimum, the contract should set outaclear
understanding of the consultant services to be
provided, a timetable for completion, a price
for services and a payment schedule stating
when you’ll pay.
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3. Follow two guidelines when hiring the consultant:

n o t e S

= First, ifyou contract with a consultant,
the fees should not be contingent upon the

project’s financing.

= Second, you should ask your lender or funder

if they want to approve the consultant.

Summary

The market analysis determines supply and demand

characteristics for a particular type of housing project.

Though you already know the housing needs from

your housing needs assessment in Section 1 and

the type of housing to develop by your planningin
Section 2, the market analysis is still important. The

information gathered allows you to determine if the

project you propose is justifiable. Also, the information

documents the need for a particular type of housing

and helps supportany funding proposal.
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Worksheets
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Worksheet#1: Market Analysis Components

Xl Market area and project description

[0 Marketarea
O Projectsite
O Project
O Map
Xl Target population input
O wants
O Needs
Xl Demographic profile
[0 Market area population
[0 Targetpopulation
[0 Socio-economicfactors
[0 Household income factors
Bl Economic profile
0 Employmentsectors
O Employment levels
[0 Economictrends
Bl Housing supply profile
[0 Available comparable housing

[0 Map of comparable housing and your development project

Xl Demandanalysis
Xl Site analysis

Xl Supporting documents (e.g., survey instrument)
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Worksheet #2: Community Market Report

Housing program:

Community for which this market report is being completed:

Team members:

Date:

. Real estate market characteristics
A. Property ownership

e Whatisthe level of home ownership?

< Whatkinds of investor properties are there?

< How have they come to own them?

< How long have the typical homeowner owned their home?

= Where are new buyers coming from?

< Profile the typical homeowner (age, income, length of ownership, family size, etc.)
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B. Sales

= Whatare current sales prices for a well-maintained home?

< Whatare current sales prices for a poorly-maintained home?

« Canthisinformation be differentiated by number of units in structure?

= Whatare the typical financing types and sources used for homeowner purchase?

< Whatare the typical financing types and sources used for investor purchases?

= Profiletypical buyer, seller:

C. Costvs.income

= Isthereevidence of under-investing relative to income capability?

< Doesthe housing stock coincide with the needs and financial capabilities of
the residents?
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D. Rental

= What percentage of units are in owner-occupied structures?

« Forinvestor properties, does the typical investor live in the neighborhood?

Inthe community?

Outside the community?

< Whorentsand how does rent vary by building or unit type?

= Profile the typical investor, renter:

E. Neighborhood areas

< Doesthe programservice areacontain several geographically distinct neighborhoods?
Socially distinct? Economically distinct? Ethnically distinct?

< Whatare the distinct housing types in each sub-neighborhood?

e Arethese features based on time of construction or other factors?

< Howdothese small neighborhoods interact with each other?
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F Marketposition

< Howdoesthisneighborhood compare to others within the community with similar
housing stock? Which is more desirable?

< Whatisthe comparison of listing times and sales prices?

= How do the kinds of improvements in this neighborhood compare with other
neighborhoods? Compare both money invested and type of improvement made.

< Howdoesthe neighborhood compare to its adjacent neighborhoods? How do they
interact, complement or compete?

= Wheredo people goto live after this neighborhood?

G. External market factors

< Whatarethe overall market trends in the community/state/region (depressed, stable
orgrowing)?
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= What unique real estate trends are indicated (e.g., preservation, gentrification,
continuing racial/ethnic polarization, dislocation, migration). Use a map to outline
migration patterns, location of gentrification patterns, areas of different affordabilities,
where people want to live, don’t want to live, etc.

= Whatimplications do you expect these specific trends to have on the neighborhood?

Il. Physical environment
A. Housing/neighborhood characteristics

Whatarethe...

Types of dwellings:

= Typesofconditions:

e  Majorbuilding materials used:

= Style(s):

= Condition of landscaping around homes:
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< Unusual features:

= Age:

e Vacant/abandoned:

= Amountof heterogeneity of the housing:

= Describe the physical features of the neighborhood environment (i.e., harsh physical

environment, lack of landscaping, hills, etc.) in comparison to other neighborhoods in

the community:

B. What kind of infrastructure facilities do you usually find for your community?

Identify the infrastructure and condition below.

Item

In place

Condition

Streets

Curbs

Sidewalks

Sanitary sewers

Storm sewers

Streetsigns

Other

Section3—30
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C. Institutions

<  Whatuniversities, hospitals, churches, schools or other community institutions are
within or near the neighborhood?

- In what ways do they contribute to the neighborhood?

- In what ways do the have a negative influence?

=  Aretheyactive incommunity affairs?

= Aretheyactiveinreal estate?

D. Location factors

- What natural boundaries are present?

<  What factors detract or improve the neighborhood’s location (near water, railroad,
highway, industries, trash, junk, etc.)

=  What unusual transportation characteristics affect the neighborhood?

E. Commercial/industrial

- Isthere any commercial intrusion in the neighborhood? If so, of what nature? What is
the amount of vacancies?
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- Isthere any industrial intrusion in the neighborhood? If so, of what nature? What is
the amount of vacancies?

F Other land use

- Note the amount of vacant lots, undeveloped lands

- Note any restrictions for these lands (environmental, regulatory)

=  Noteopen space use or any mixed-use areas

I11. Neighborhood image
A. Self-perceptions
Interview a small sample of residents, asking:

[0 Whattheirimages of the neighborhood are?

[0 Whatare the best features of the neighborhood?

0 Whatare the problems (note most important)?
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[0 Whatchanges would they like to see?

B. Outside images

Interview a small sample of non-residents using the same questionsasin “A.” Be sure

toinclude:
O Lender
O Realtor

O Community

O Business

C. Community standards

[0 Arethere examples of community standard-setting in the neighborhood?

[0 Arethe patterns and standards of reinvestment and maintenance widely understood
and accepted?

Adapted from materials provided by Neighborhood Reinvestment Corporation.
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A Glossary of
Community
Development
Terms

Adapted from the Federal Reserve Bank of Boston
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ACHH:

Alaska Coalition on Housing and Homelessness

Adjusted income:

Annual income minus allowances for dependents,

child care expenses and other eligible allowances.

Affordable:

Total monthly housing costs which do not exceed
30 percent of monthly gross household income in
the case of rental housing; in the case of ownership

housing, the purchase cost of ahousing unitis
equal to or less than three times a household’s
annual grossincome.

Affordable housing:

Housing where the occupant is paying no more
than 30 percent of gross income for gross housing

costsincluding utility costs.

AHFC:

Alaska Housing Finance Corporation. A self-

supporting, non-stock corporation owned by

the State of Alaska whose “mission is to develop

and implement fiscally responsible policies

and innovative programs that meet state-wide

housing needs.”

AHRIC:

Alaska Human Resources Investment Council is

an office of the Governor for planning, monitoring
and evaluating employment education and train-
ing programs and developing and overseeing the
implementation of acomprehensive state human
resource investment system.

Assisted housing:

Multi-family rental housing that receives govern-

mental assistance and is subject to use restrictions.
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CensusBureau:

Federal agency of the Department of Commerce
that collects basic information about the popula-
tion and housing every ten years. The housing data
elements include: units in structure, number of
rooms, occupancy/vacancy, persons per unit, value
of owner occupied unit, cost of utilities/taxes,
insurance/fees, utilities/fuel/telephone, date of
construction, tenure-owned or rented, characteris-
tics of the householder, monthly rent, mortgage
status/monthly owner cost and plumbing/
kitchen/number of bedrooms.

Co-housing:

A hybrid form of housing that combines private
and communal forms of living. Residents occupy
individual, complete housing unitsand share
additional kitchen, dining and recreational facili-
ties with other residents.

Community Development Block Grants (CDBG):

Flexible federal aid that is intended for use by
cities and towns to promote neighborhood revital-
ization, economic development and improved
community facilities and services. Specific uses of
the funds are left to the discretion of local govern-
ments. Funds are administered by either state or
city offices of economic development depending
on the size of the city or town.

Community Development Corporation (CDC):

A community-based organization that is owned
and controlled by community residents and is
engaged in affordable housing, business and/or
commercial development. Although CDCsvaryin
size and scope, the vast majority are nonprofit, tax
exempt 501(c)(3) organizations. All CDCs have a
board of directors comprised of local residents,
public officials, funders, bankers, relevant profes-
sionalsand/or community leaders.
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Community Development Loan Fund :
A private, nonprofitorganization that channels
private investment capital to community-based
organizations and projects. It may operate inde-
pendently or as part of acommunity-based
organization.

Community Housing Development

Organization (CHDO):
A501(c)(3) or (4) nonprofit organization that has
been certified by AHFC as meeting the federal
definition for Community Housing Development
Organizations (CHDO) found in 24 CFR 92.2.

Congregate housing:
Also known as Single Room Occupancy Housing.
A residence in which tenants have private rooms
but share common areas, such as kitchen, dining
room, living room and bathroom.

Condominium:
A housing unit in a multi-family building owned
by an individual who also owns a partial interest in
the common areas of the building or complex.

Consolidated Housing and Community
Development Plan:
See HCD Plan

Cooperative housing:
A form of housing in which residents form a
corporation for the purpose of owning and manag-
ing the property collectively. Membership in the
cooperative gives them the right to occupy a unit
and take partin the management and operation
of the building.

n o t e S

Evaluating Local Affordable Housing Needs in Alaska

Section4—5




n o t e S

Cost-burdened household:

Defined by HUD as a household that is paying
more than 30 percent of income for housing. A
household that is paying more than 50 percent
of income for housing is considered severely
cost burdened.

DCRA:

Alaska Department of Community and
Regional Affairs.

Demand formula;

The formulafor calculating need for housing units.

Deteriorated unit:

A substandard, yet structurally sound, dwelling
which can be raised to standard conditions with
rehabilitation.

DHSS:

Alaska Department of Health and Social Services.

Dilapidated unit:

A substandard dwelling that has deteriorated to
the extent thatitis unsafe, unsanitary or dangerous
to human life, and rehabilitation is not feasible.

DVR:

Alaska Division of Vocational Rehabilitation

EHAG:
Alaska Emergency Housing Assistance Grants.
Grantsavailable to local governments and non-
profit organizations for unforeseen emergency
housing situations and frame long-range responses
to precipitating emergency conditions.

Emergency shelter:

Temporary housing until the family or individual
isable to obtain permanent housing.
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ESG:

Federal Emergency Shelter Grant funds.

Fair market rent;

Anamountdetermined by HUD to be the cost
of modest, non-luxury rental units in a specific
marketarea.

Family:

A household composed of one or more individuals.

501(c)(3):
Internal Revenue Service status as a nonprofit
corporation. Entitles organizations to receive tax-
exempt status and tax-deductible donations.

Frail elderly:
Person age 65 and older who is unable to perform
at least three daily living activities (i.e., eating,
dressing, bathing, grooming and household
managementactivities).

Group quarters:
Facilities providing living quarters that are not
classified as housing units, such as prisons,
nursing homes, dormitories, military barracks
and shelters.

HCD Plan or Consolidated Housing and Community

Development Plan:
The plan evaluates the state’s supply of and de-
mand for affordable housing and community
development and specifies both short-term and
long-term community development objectives that
have been developed in accordance with Title 1 of
the Housing and Community Development Act of
1974, as amended.

n o t e S
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Homeless:
A person whose nighttime residence is in public
or private emergency shelters; in facilities,
such as hotels, apartments or boarding homes
where temporary vouchers are provided by
private and public agencies; or in spaces not
designated for shelter.

Household:

All persons occupying a unit.

Housing Trust Fund:
A fund established by state legislation or acity
ordinance that uses public capital to finance the
construction or renovation of affordable housing.

Housing and Urban Development (HUD):
The U.S. Department of Housing and Urban
Development, responsible for the implementation
and administration of government housing and
urban development programs. Many special-
purpose lenders make loans with community
development block grant (CDBG) or Home Invest-
ment Partnership Program (HOME) funds that
HUD grantsto cities and states. All loans made
with these funds must comply with a host of
federal regulations.

Housing Opportunities for Persons with

Aids (HOPWA):
State program to expand the continuum of
housing services available to persons with AIDS
and their families.

Housing Quality Standards (HQS):
The HUD performance standards for housing as
established in 24 CFR Part 882 and amended by
the Lead Paint Regulationsin 24 CFR Part 35.
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Income limits:
Family income limits established for admission
into low- and moderate-income housing projects
or to qualify for rent supplement assistance. Based
on family size and geographic location.

Large families:

Families of five or more persons.

Local development corporation:
An investment company formed to help finance
small businesses that has been certified by the
U.S. Small Business Administration.

Low-income:
Households whose income does not exceed
80 percent of the median income for the area
asdetermined by HUD.

Manufactured homes:
Also known as prefabricated housing. Factory
built housing which isassembled on site. It offers
aless expensive alternative to conventionally-
builthousing.

Market analysis:
A study of market conditions that bear upon the
supply, demand and prices for particular types of
facilities, housing or properties.

Median income:
Midpointinthe range of an area’s incomes.
Households are categorized based on their
relationship to the median income to determine
eligibility for public funds.

Middle income:
Households whose income is between 95 percent
and 120 percent of the median income of the area
asdetermined by HUD.

n o t e S
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Moderate income:
Households whose income is between 80 percent
and 95 percent of the median income for the area
asdetermined by HUD.

Moderate rehabilitation:
The termis used by HUD to refer to any rehabilita-
tion of residential property at a total development
costequal to or less than $25,000 per unit.

Overcrowding:

Ahousing unitis overcrowded if it has more than
one person per room in the household.

Permanent housing:

Housing which can be occupied for an indefinite
period of time by individuals or families.

Person with disabilities:
A household comprised of one or more persons,
at least one of whom is an adult, who has a
disability. A person is considered to have a
disability if the person has a physical, mental or
emotional impairment.

Pioneer Homes Renovations:
State program to restore several Pioneer Homes
facilities to current standards of health and safety
and prolong the economic and useful life of
these properties.

Public housing authority:

Public agency created by state or local government
to finance or operate low-income housing.

Rehabilitation:
Upgrading the quality of existing housing.
Improvements to a property may include health
and safety measures and energy efficiency.
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Rent supplement:

Payments to owners of private housing by a
government agency which support low-income
tenants. The owner receives the difference between
ashare of the tenant’s monthly income (usually
30%) and an amount established by the agency to
be a fair market rent.

Section 8:
A program of the Department of Housing and
Urban Development (HUD) that provides rental
assistance to low- and very-low income families.
HUD pays the difference between the market
rent of aunitand the amount that the tenant is
able to pay.

Single room occupancy housing (SRO):

See Congregate housing.

Special needs housing:
Housing designed for an individual or family who
also requires supportive social services in order to
live independently or semi-independently.

Special Needs Housing Grant Program:

Joint AHFC and DHSS special needs housing
grant program.

Special needs populations:
Individuals or families who require supportive

social services in order to live independently or
semi-independently.

Substandard dwelling:

A dwelling unit that does not meet the criteria for
an acceptable standard of living, through lack of
maintenance, age of unit, neglect, lack of (part or
all) plumbing facilities, kitchen facilities or
crowded conditions.
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Substantial rehabilitation:

The term used in the HOME Program to refer to
the rehabilitation of residential property at a total
development cost per unit greater than $25,000 per
dwelling unit.

Supportive services:

Services to support independent living, such
as permanent housing, medical and mental
health treatment, counseling, supervision
and transportation.

Targeting:
Refers to the income or other household character-
istics that may occupy a unit.

Taxcredit;

A creditagainst the amount of tax owned by
owners and developers of affordable housing
properties or businesses which make new invest-
ments or support job creation/retention for lower-
income persons. The credit reduces the overall tax
payments and, in the case of tax-exempt nonprofit
organizations, may be sold to investorsinreturn
for up-front equity investments.

Transitional housing:
Temporary housing (with the appropriate support-
ive services) for families or individuals who have
not yet found permanent housing, but require
more stability than an emergency shelter. Residents
usually stay for several months.

Very-low income:

Households whose annual income does not
exceed 50 percent of the median income for the
area as determined by HUD with adjustments for
family size.
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Windshield survey:
A survey of the local housing stock by walking n O t e S
or driving-by the properties. The windshield
survey will give a preliminary idea about the

condition of properties or potential sites available
for development.
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