Response to Millennial Housing Survey

Catholic Charities USA

June 29, 2001

This report will be sectioned according to the questions asked by the Millennial Housing Survey (MHS).  Each question will be listed with the adjoining responses from the responding Charities agencies. If you should require more information or have any follow-up questions, please contact Andrew Rivas at 703-549-1390 x130. 

Consumer-Based Assistance

1. How well or badly are vouchers working in different markets? What factors lead to success with vouchers for tenants?

CC of Brooklyn and Queens


Vouchers have been problematic in New York City because few private landlords want to rent to individuals with a Section 8 voucher.  The Section 8 voucher offers too little for rents in New York City.   

CC Colorado

a) 
The voucher system in Greeley, CO isn’t moving as smoothly as it once was.  Greeley has been over-leased and it is taking longer than 45 days for families that have priority points to be called for a voucher.  It seems that clients that take and follow through with our follow-up case management program benefit from the voucher program and have the most success.  This can be in large part to crisis management that is conducted on a monthly basis at the case management meeting whereas tenants on vouchers with no case management tend to wait till they are too far in a crisis to seek assistance.  (Lori Romo, Asst. Director, Greeley Transitional House)

b) Housing markets vary so much and in some markets, the HUD FMRs are sufficient but in many they are not and with regard to project-based vouchers, landlords are less inclined to get involved because the federal government is only doing one-year contracts.  There needs to be greater flexibility in allowing the tenant to pay more of the difference in what HUD allows and what the market dictates and/or the FMRs need to be more realistic.  Perhaps, there can be a range for each bedroom size.  (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida


Vouchers are of great benefit; however, for maximum effectiveness they should be considered a part of an overall case management activity that considers all of the person’s needs and clearly outlines a plan for self-sufficiency. PHA’s typically do not have this social work orientation nor do they have the capacity or resources to do this. For this reason, consideration should be given to allocating vouchers to other resources such as community non-profit social service agencies like Catholic Charities.

2. How can vouchers best support mobility and self-sufficiency for the families that receive them?

CC of Brooklyn and Queens


In one of our projects, the section 8 is provided by individual vouchers instead of being project-based.  The processing through NYC’s Department of Housing Preservation and Development (HPD) is cumbersome and time consuming.  We frequently can count on six month rent loss (at least) for tenants while we are waiting for their Section 8 vouchers to be processed.  Once these tenants (mostly single homeless women) receive the voucher, they then leave our project and try to get a private apartment using the voucher.  This allows them to be reunited with family.  So the end result is that the voucher really hurts our project financially, but it does help these homeless women move into housing where they can be reunited with their families.  

CC Colorado
a) 
Vouchers best support mobility and self-sufficiency for families that 

receive them because it allows a family the chance and decision to move to areas that they can tolerate to live in, this reduces the chances of a tenant moving from place to place or being forced to live in a community setting where they are unhappy.  The voucher also helps in that more than half of the population we serve are the working poor and have jobs that pay minimum wage or not enough to support their family and pay fair market rent, health care, food, etc.  The voucher allows for flexibility in the amount that the tenant pays for their portion based on their income. (Lori Romo, Asst. Director, Greeley Transitional House)

b) We need to continue voucher programs like the Family Self-Sufficiency 

program that provide case management and allow for escrow accounts, or another approach would be to allow for a grace period of let’s say 5 years during which families’ rents would not increase due to increased income.  We need to help households build equity, be less rent-burdened and avoid the infamous cliff effect. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

See above. A voucher program should result in home ownership. If it does not do this, it will not significantly impact the asset-building necessary to overcome poverty.

3.  To what extent should vouchers be projected based or otherwise linked to production programs? If so, how and how many?

CC Brooklyn and Queens


Project-based vouchers work to keep the project affordable for an extended period of time.  In the broader picture, this may be a factor in keeping low-income housing providers in the business of providing housing for a period beyond the original commitment of the regulatory agreement.

CC Colorado

a) 
The extent to which vouchers should be based on project-based or

 linked to production programs solely depends on funds and programs available to take this on.  While it appears tenants linked to some type of program have more success, there has to be availability and consistency with these programs and as we well know funding can change from year to year easily.   (Lori Romo, Asst. Director, Greeley Transitional House)

b) One advantage to having vouchers project-based is it allows for the 

household to remain in one place longer and thus create ties with the neighborhood and community, which is very important.  The downside is because of the way things are now, there are less and less landlords willing to participate.  As for linkages to production programs, yes because until there are more public dollars (that will leverage private capital) devoted to creation and preservation of affordable housing it is extremely difficulty to build rental homes that meet the needs of households at 30% of AMI or below.  In terms of numbers, in Colorado there is an annual gap of almost 21,000 rental homes for households earning less than about $18,000 per year. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

Project-based vouchers are extremely helpful and effective and should be expanded for specific population needs such as language-limited groups, substance abusers, and victims of domestic violence.  There are not enough of these special population, project-based initiatives. There should be a “carve-out” of existing or new funding for demonstration of this approach in every HUD region.

4. Should consumer-based assistance also be made available to low-income homeowners with severe housing cost burdens? If so, how should this be done?

CC Brooklyn and Queens


Other housing opportunities need to be available for low-income homeowners with severe housing cost burdens. 

CC Colorado

a) Consumer based assistance should be available to low-income 

homeowners with severe housing cost burdens because there are people that have worked their way to home ownership but possibly ran into hard times and may need a boost to get on their feet again.  Helping them would prevent them losing everything and eventually ending up on the voucher system.  (Lori Romo, Asst. Director, Greeley Transitional House)

b) Another issue here is the issue of  maintaining homes in good condition 

and making them energy efficient.  Often times people who are low-income or on fixed incomes (like seniors) can’t afford to keep their homes in good working order or the furnace goes and then unless there is some kind of program that helps with weatherization and other such matters, it is very hard for the household.  There can be set asides or earmarked public/private funds to specifically address these issues.  An example here in Fort Collins, CO is the ZILCH program that provides no-interest loans if you are upgrading your furnace or hot water heater to a more efficient one. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

Yes. See response to item 1 above.

GENERAL COMMENTS:

CC Boston


The effectiveness of vouchers is tied to supply and demand. Transferable vouchers make sense where there is a supply of housing units available.  Moreover, it is less likely that the holder will be discriminated against, since the unit needs to be occupied.  However, where there is no supply of available units, vouchers are worthless.  Proposal – tie vouchers to new housing production, so that financing can be readily obtainable for new units since there is a guaranteed income stream to support the mortgage.

CC Ohio


We have had good tenants through the Section 8 program.  I support the philosophy behind tenant based vouchers/certificates but I think there are situations that call for project based as well. For example, we are partners in an apartment complex rescued from HUD foreclosure and renovated through the tax credit program.  Cash flow on this project is very tight with occupancy running at about 70%.  We loose many tenants for inability to pay.  Some project based rental assistance would help to stabilize this important source of affordable housing.
 

Housing Finance

1. How can access to capital for homeownership (for refinancing as well as purchase) be improved for those who currently fall through the gaps?

CC Brooklyn and Queens


We are not presently developing homeownership models, but plan to do so in the near future.  Possible ways to make homeownership more affordable could be to develop limited equity cooperatives that keep ownership affordable for an extended period of time.  Capital for the development of this model could be publicly funded or granted.   

CC Phoenix

Access to capital for homeownership can be improved through government reinsurance of risky loans through the marketplace.

CC Colorado

a) 
Down payment assistance programs work to get people into home ownership. The problem is that people between 60%-80% AMI can afford a monthly payment that allows them to purchase inventory for $80K - $120K.  The inventory in this price range is far and few between and those in the category are predominantly small condos or units in poor shape.  Consideration needs to be taken regarding the local market and the barriers to homeownership imposed by an appreciating market.  In simple words, if we want more people in home ownership, there needs to be more down payment subsidy at greater levels.  (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

b) An example of where there can be more federal-local coordination of resources is the Metro Mayors Caucus Single Family Home Mortgage Bond Program, which is a regional program designed to assist qualified homebuyers to purchase a home by providing below market rate mortgage loans (6-7/8%) and by providing 3.5% of the loan amount as a grant for closing costs and down-payment assistance. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida


Homebuyer counseling is the key to addressing this need. We also like the President’s “American Dream” fund proposal that would provide down payments for prospective buyers and the allowance of voucher rollovers for the purpose of down payments.

2.  How can the multifamily housing finance delivery system be improved for housing production and preservation?

CC Brooklyn and Queens


We do not have experience in this area

CC Phoenix


No comment - we do not do multi-family.

CC Colorado


a)  Finance delivery systems can be improved by the following.

-Less red tape and run around from state and federal agencies

-Allow nonprofits to control their cash flow, and encourage profitable projects

-Allow and encourage nonprofits to collect developer fee’s similar to private sector

-Many nonprofits won’t use state and federal agencies b/c of bureaucracy – its easier to do business with local, community banks, but the interest rates suffer, and therefore, rents need to be a bit higher to accommodate a higher debt service

-Nonprofits should be afforded similar privileges as housing authorities in terms of producing affordable housing, i.e., fee waivers, double tax-exempt bank financing, and relief on property taxes. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

b) Close coordination between city, county, and state funding mechanisms  are important in order to meet HUD matching requirements for supportive housing program; same coordination helpful  when short notice opportunity for acquisition arises;  we have made significant improvement in this arena by including all applicable levels of govt. in collaborative planning sessions.  We would like more ability to bank land for future development of affordable housing -- this type of  funding support is more difficult.  (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

c) There needs to be more public/private grant monies (like that being proposed in the federal legislation seeking to create a national housing trust fund) so that per unit costs can be reduced in order to keep the developments affordable for longer periods with rents that accommodate those below 50% of AMI. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

Low-income housing development has become a very profitable business for private developers. In Florida, we have had developers raking off 15%+ for a developer’s fee and in some cases, another 15%+ for profit from construction. This is, of course, to say nothing about those who are exceptionally enterprising in the sales of land. This is common knowledge in development circles. The answer to the question is to have greater non-profit involvement in project development. Non-profits will defer their developer fees or use them to provide more services or cheaper housing. Given the dollars involved, there may be a better chance at campaign reform than taking a dollar from these well-connected entrepreneurs.

GENERAL COMMENTS

CC Boston


Existing system works well for 2/3 of population, promoting stable home ownership.  However, the system needs to address the lower 1/3 of the population.  First, CRA requirements should be strictly enforced and expanded to cover new diversified financial institutions, including holding companies, insurance companies and mortgage lenders.  Second, there needs to be a mechanism for lower cost construction financing of affordable housing (possibly by expanding the role of Fannie Mac and Freddie Mac from securitizing “safe” home loans into making “riskier” loans.)  The present system, which consists of layers of financing, is wholly inefficient and wastes money on transactional costs, rather than bricks and mortar.

CC Ohio


In our housing market (Youngstown Ohio Diocese), homeownership is a real possibility for people of very modest means (i.e. below 50% of median) if they are provided with intensive support (e.g. down payment assistance, pre-and post-purchase counseling).  Funds for down payment assistance, and to a lesser degree housing counseling, are somewhat available.  However, the level of funding does not come close to funding intensive, ongoing counseling that could make the difference between successful and unsuccessful homeownership.  Also, funds to help new low income homeowners establish a "loss reserve" for unexpected expenses would be helpful.
 

Preservation

1. How can we best provide the capital to finance the rehabilitation needs of the affordable housing stock (both public housing and the assisted inventory)?

CC Brooklyn and Queens


Direct grants and low-interest financing together with cooperative homeownership.

CC Phoenix


Capital for affordable housing rehab needs can best be provided through expansion of the CDBH program.

CC Colorado

Rehab capital is not as important as the capital necessary to actually

acquire a building to preserve.  Often, if rehab capital originates from a State or Federal source, there are extreme strings attached, like Davis-Bacon federal wage requirements as an example.  These requirements put the nonprofit at a severe disadvantage because most contractors in this competitive market don’t want to deal with regulations of a nonprofit.  Additionally, there are burdens on the nonprofit requirement bidding, etc.  An alternative strategy is to fund the down payment capital that acquires the building to a large enough degree that the rehab can be done with bank proceeds (essentially from the capital down payment) after the project closes.  This keeps the money and the project much freer to compete in the marketplace and best support our constituents. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

CC Florida

Many counties are experiencing windfalls from property tax roll increases. One would think that there should be some law in place to assure that this windfall is shared with economically disadvantaged communities as well as stadiums for the NFL. (Pardon the sarcasm. It just felt good.) 

2.   How can this existing stock be preserved so that the properties involved are self-supporting in the future?

CC Brooklyn and Queens


(See above).  This could be coupled, in certain areas, with mixed-income housing.
CC Colorado


a)  In order for a property to be acquired and be self-supporting, it needs the following.

-Substantial down payment in the form of capital (generally 30% - 60% of total project costs)

-Excellent financing terms, preferably 30-year amortization, double tax exempt, or hope to get conventional money around 6% or less.

-Adequate set-asides in the reserve account upon closing for deferred maintenance and immediate rehab needs

      -Need a break on property taxes

-To provide rents for people at 30% - 50% AMI and make a project cash flow (without using Section 8 Certificates charging Fair Market Rate), a project needs to operate at about an 8 CAP.  This equates to less than 8% return on investment.  Most private parties only do projects at 10 CAP or better.  Nonprofits have to do more with less.

 -Nonprofit or developer needs to be allowed to collect a developer’s fee at closing to pay for predevelopment costs, time and effort.  These ultimately help the nonprofit to build its capacity to be a better organization, offer better service, and proceed purchasing more projects.

-Predevelopment capital is necessary – very few nonprofits have cash around to throw at earnest money, appraisals, etc.  Need access to a low interest line of credit or capital. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

GENERAL COMMENTS


CC BOSTON


This is probably the one area where non-profits, like Catholic Charities agencies, can play a greater role.  The Preservation of long term affordability, as Senator Kerry noted in his proposed Housing Trust Fund legislation, requires ownership by the residents themselves or socially driven non-profits.  For profit ownership will always be subject to market forces.  Further, because these are exiting properties, the non-profits do not need to bear the risks of new construction.  Models, including the use of tax exempt bond financing, must be available for non-profits to acquire and maintain these properties.  Similarly, non-profits must acquire the necessary skills and staff to provide management.  The federal government cannot solve this problem alone, the non-profit community must step up.

CC Ohio


One of the few tools available for affordable housing production for general populations is the tax credit program, yet the window of eligibility/affordability for this program is pretty narrow.  Assistance is needed for those who fall outside this narrow range.
 

 

Production

1. How well do current programs operate as production tools (e.g., HOME, CDBG, HOPE VI, 202, 811)? How well do they work with each other? How can they be improved?

CC Brooklyn and Queens


We have extensive experience with the HUD 202 program and find that it works well.  Our concern, at present, is the very high cost of construction in New York, made even more costly due to JUD requirements for Davis/Bacon wage scales. 


Further in the recent NOFA there was a proposal for the development of mixed financing for 202s.  Unfortunately, however, the regulations for this possibility were not included.  Mixed financing of 202s would broaden the potential for this very stable form of housing so that It could possibly include on-site community social service centers or mixed-age/income housing opportunities.  

CC Phoenix


Current programs work well, but the funding cycles (i.e., 811) should be shortened....twice per year, rather than annually.

CC Colorado


a) Programs like CDBG and HOME are working as well as they always have.  Currently, they are the only source of capital for nonprofit developers outside of tax credits.  If a group is not sophisticated enough for tax credits, CDBG and HOME are an excellent alternative.  The problem is that one can only go to the same well so many times.  Additionally, Loveland, for example, is only able to offer about $250,000 annually in CDBG bricks and mortar.  Considering competition for funds, any award for any project will be fairly limited, thus reducing the size of the project.  Our organization can only develop 11-units or less at a time in Loveland due to this constraint (there just isn’t enough capital).  There are still a lot of hoops to jump through for this money, including a 20-30 Deed Restriction on the property – which is ok for a nonprofit – but not many private developers will comply with this. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

c) Partners in Housing (Colorado Springs) has received good support through CDBG and HOME funds for both acquisition and supportive services and this source of funds is very important. (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

CC Florida


These are great programs but very “political” locally. Sometimes the funds wind up in infrastructure or supplanting local government expenses. This may sound far out but what is needed is more of a CDC or CHDO for larger block funds of CDBG, etc. Again, local government has established bureaucratic interests in keeping the status quo. So, it would be very difficult to change this….nevertheless, you asked the question.
2.  What are the merits of the various proposals to created a new housing production program? What unmet needs are being addressed in each proposal?
CC Colorado


a) We support the concept of the federal government providing federal resources to create a new housing production program because these resources are very much needed on the state and local levels and it will provide greater incentives for these levels of government to be more actively involved in addressing the problems of affordable housing and homelessness.  The national housing trust fund would need to be set up to minimize administrative costs and bureaucracy and avoid duplication.  It must not supplant funds from other programs that are generally working well like CDBG and HOME. We need the public funds to leverage the private capital and get back in the business of affordable housing production.  This will also serve as a strong economic stimulus for a sagging economy.  We must also look at issues around unspent and unobligated HUD funds and how these could be channeled into production. I have not finished analyzing the House version of National Housing Trust Legislation and am not as familiar with all of the production proposals that may be floating around the Congress. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

 In 25 words or less?  Down payment programs is what is needed.

3. What innovative and creative programs are being used by states and local governments to produce affordable housing?

CC Brooklyn and Queens


There has been minimal production of affordable housing in New York City and New York State over the past decade.  Innovation and creativity need to be linked to a true governmental commitment to building affordable housing.  Affordable housing needs to be seen as part of our infrastructures, not just a program to help the needy.  

CC Phoenix


The best innovative program is the LIHTC program, which gives private sector incentives for production.

CC Colorado


a)  Fort Collins has developed a Land Bank program that is proactive and future thinking.  The city will purchase up to 55 acres with about $1Million over the next 5 years, which will be held by the city until such a time that development and infrastructure have reached the site through growth.  Then the land will be sold at below-market prices to nonprofits or other developers doing affordable housing.   We need to save land now – so that in 15 years we are not saying, “if only we would have put aside some land.”  This should be done at least regionally, if not sponsored statewide at some point if the pilot project works out. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

b) Private-public-nonprofit collaborations have been a creative way of funding new projects--we are now beginning to look at employer assisted housing potentials. (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

c) state low-income housing tax credits, multi-jurisdictional housing authorities, employer-assistance housing programs, public-private partnerships, land-trusts, waiving or reducing development fees, improving the development review process, recognizing that issues like sprawl, transportation and affordable housing (jobs-housing balance), waiving property taxes for low-income rental projects, homeless prevention voluntary check-off on state tax forms. local and regional housing trust funds, (currently working on creating a Colorado statewide trust fund). (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

GENERAL COMMENTS

CC Boston


Production of additional housing units, particularly in urban areas, is necessary for both low and moderate income groups.  Once again, Senator Kerry’s Housing Trust Fund recognized that additional federal funding had to be extremely flexible.  Further, in urban areas where both land and labor costs are extremely high, it is necessary to relax union-scale wages and make available “brownfields” and other state/city land for housing production.  In addition, when public policy analysts consider the long term demographic changes in the country away from the suburban nuclear family to more single person households (including the elderly), housing policy must take into account this shift.  Long term, the country needs less 4 bedroom suburban homes and more urban apartments and condominiums closer to transportation and jobs.

Tax Policy

1. How could the various tax policy “tools” (e.g., tax credits, bonds, passive loss allowances) be better used to promote (a) the production of affordable rental housing, including housing for extremely low-income families, and (b) homeownership?

CC Brooklyn and Queens


The low-income housing tax credit, one of the few tools we have for developing affordable family housing, is obviously a very wasteful way of developing housing.  The fees for syndication, legal set-up and management could better be used in the actual development of affordable units.  There must be a better way to use this program that results in more actual return in terms of the amount of housing that is provided. 

CC Phoenix


Tax policy regulations need to be less restrictive.  For example, the limits of the debt/equity ratios provide for penalties if the project is too successful, and these actually encourage excess spending and unnecessary costs.

CC Colorado

a) It was good that the Congress finally increased and indexed to inflation the federal low-income housing tax credits and PABs because this will bring more financing capacity into the state. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida


Tax credits are very valuable stimulus but there is a lot…a lot…of corruption and profiteering in this.

2.  Regarding the preservation of affordable housing, what changes 

to tax policy would enable owners of assisted properties and older-Low-Income Housing Tax Credit units to either maintain these properties as affordable housing or to sell them to owners who would rehabilitate them?

CC Brooklyn and Queens


All affordable housing that serves individuals in need should receive tax abatement.  Utilities for affordable units could also be provided at a cut rate, with potentially favorable tax implications for the utility company.  These costs can potentially drain a building’s operations and threaten its long-term viability. 
CC Colorado


a)  In general – tax exemptions, or at least partial exemptions, need to continue to be pushed for providers of affordable housing.  It is very difficult to support a project independently when offering such low rents.  Every break helps, and taxes can be quite large on big projects or anything over 8-units. (Rusty Collins, Executive Director, Neighbor to Neighbor, Fort Collins, CO)

b) Because of work in transitional housing we have been designated as a state enterprise zone agency, entitling certain donors to state income tax credit--Federal level program would be good--we also are exempted from property tax for those units designated as transitional housing for homeless families--Realize these are state programs but perhaps could be adopted at federal level, again through innovative thinking-- (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

Community Linkages

1. How can the eligibility requirement and planning requirements that govern housing programs be coordinated with non-housing programs (Such as transportation, child care, and health care) so that housing policy reinforces welfare reform to assist strong, self-sufficient families?

CC Brooklyn and Queens


This requires better global and long term vision for all those who govern our country. 

CC Colorado


a)  Again the value of collaborations surfaces—This,  I would refer to as vertical collaboration, in that for example, we would partner with a child care agency to provide child care and we could provide some other service such as budget counseling or home-buyers ed. to their employees or we could request funding for a specific program as a team. (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

CC Florida


Answer is in good social work case management
2.  Are there best practices that should be used in affordable  

housing programs so that housing assistance has a positive impact on the broader community and helps create healthy neighborhoods? Are mixed-income, mixed-use developments preferable? 


CC Brooklyn and Queens


The Enterprise Foundation has studied the pros and cons of mixed use and mixed income developments. 
CC Colorado

a) Yes--mixed -income/use is preferable -- we are strong believers in this concept as well as scattered site housing--tougher and more expensive to manage scattered site but can use neighbors as role models, integrates families more fully into neighborhood, and reduces NIMBYISM if we avoid large concentrations-- (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

b) We may also want to consider how to integrate the co-housing concept into affordable housing, which would go along way to building community. (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

CC Florida

The Enterprise Foundation can help with this. Mixed use is very important to our communities and low-income persons. 

OVERALL COMMENTS:

CC Boston


Housing, like health care and education, is an incredibly complex issue that is interconnected with domestic policy regarding job creation, transportation, child care and health services and education.  While there are many factors, it was universally agreed that there needed to be more flexible federal funds and that any solution with respect to housing for extremely low-income individuals required a greater role by non-profits, especially those that could deliver a social service component.

Millennial Housing Commission Cross-cutting Issues 

1. How are the challenges of meeting very low-income and extremely low-income households’ housing needs best met? To what extent should this challenge be met with debt subsidies, capital subsidies or tenant-based subsidies?

CC Colorado

a) For us, through transitional housing acquisition (both multi and single family) and attached supportive, self-sufficiency programs--HUD's supportive housing program is very important. (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

b) We are really falling behind in creating and preserving the housing for very low-income and extremely low-income households’ as well as making sure that homelessness and the need for greater operating subsidies for homeless shelters as well as more SROs and efficiency apartments are not left out of the mix.  We need subsidies to leverage the other resources that could be available. . (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

2. How should technology be best used to meet housing challenges?

CC Colorado

a) There are state of the art technologies in construction materials that cost much less than traditional materials; there needs to be incentives to develop these as well as building energy efficiency as a cornerstone concept within affordable housing. . (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

3. How should quality control be best ensured in an era of devolution? How can accountability be assured without unnecessary bureaucracy?

CC Colorado

a)  A good quality assurance program coupled with outcome measures. (Richard Conn, Executive Director, Partners in Housing, Colorado Springs)

4. How should housing policies best intersect with issues of place, including sprawl, smart growth, and neighborhood revitalization?

CC Colorado

a) This is critical and is receiving much more attention in Colorado as a result of heated debate on the best ways to manage growth and preserve the environment as well as economic vitality. Comprehensive Growth-Management plans must always include strong affordable housing and transportation elements.  (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

5. How should policies to increase housing availability and affordability best intersect with fair housing policies?

CC Colorado

a) Create and enhance programs that encourage self-advocacy, community empowerment and resident organizing.  Certain groups of people like seniors are easily taken advantage of and we are seeing that here in northern Colorado.  (John Kefalas, Public Policy Advocate, Catholic Charities, Fort Collins, CO)

