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“Affording Opportunity” 

Nihonmachi Terrace on the corner of 6th and 
Main in the ID.  Home to 50 families and the ICDA 
staff in their new, onsite office. 

King County Median Income 
A Mystery Solved 

A recent front page article in The Seattle Times 
decried the loss of affordable neighborhoods in 
Seattle—only nine are left! 

Many of us in the housing field may have noticed 
a strange number used to calculate the afforda- 
bility of these neighborhoods—a King County 
median income of $59K.  Huh?  It’s been in the 
$70K range for a decade...at least according to 
all the charts we use to determine eligibility for 
housing assistance. 

So what’s the story here? 

Chandler Felt, King County’s demographer, says 
the HUD income is really "family income," and it is 
calculated starting with a family of four per- 
sons. HUD's income chart for 2006 shows 100% 
of median income as $74,300. But that's a fam- 
ily of four - not typical of King County households, 
30% of whom are single individuals. King 
County’s average household size is less than 2.5, 
so Felt calculates a King County median house- 
hold income by splitting the difference between 
HUD's 2-person and 3-person incomes. In 2006, 
that amounts to about $62,400 - a little above 
the state OFM's median household number used 
in the article, but in the ballpark.  Felt thinks 
OFM’s number is reasonable.  OFM’s income 
trend recognizes King County's worst recession in 
30 years, while HUD’s has not. “From 2000 to 
2005, HUD numbers (prepared in Washington 
DC??) sailed merrily upward, ignoring local King 
County reality.“ The Census Bureau's 2004 
American Community Survey estimate of AMI for 
our area is about $55,000, barely up from the 
2000 Census. Felt thinks “that's about right.” 
Now in 2006, King County employment still has 
not reached the level that it was in 2000. Felt 
suspects OFM's estimate, up about 12% from the 
2000 Census benchmark, is pretty close. 

Concludes Felt:  “For parts of the King County 
community, incomes have been rising. But not all 
King County boats have risen equally.” 
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HDC Board Meetings 

•Wednesday, September 6, 2006 
9:00 am - 11 am 
AHW, 2014 E. Madison 

Wednesday, October 4, 2006 
9:00 am - 11 am 
AHW, 2014 E. Madison 

HDC Monthly Meetings 

•Friday, September 15, 2006 
Noon - 1:30 pm 
28th Floor Board Room 
WSHFC, 1000 2nd Avenue 
Topic:   Bold Goals for Housing 

Friday, October 13, 2006 
Noon - 1:30 pm 
28th Floor Board Room 
WSHFC, 1000 2nd Avenue 

Friday, November 17, 2006 
Noon - 1:30 pm 
28th Floor Board Room 
WSHFC, 1000 2nd Avenue 

HDC Award Celebration 
Thursday, October 5 
5:00—7:00 pm 

For more information, contact 
Erin Hiemstra at 
206.682.9541 or 

erin@housingconsortium.org 
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WHAT’S INSIDE: 

HDC Zoning Position 
HDC’s Future of the Field process has shown that 
nonprofits alone cannot meet the need for afford- 
able housing.  HDC’s data shows that 155,000 units 
will be needed in King County by 2015…while if 
nonprofits DOUBLE their current production we can 
produce 45,000 units, or about 30% of the need. 
The for-profit sector must be involved in order to 
meet our community’s housing need. 

New state law gives authority for cities to re- 
quire affordable housing 
HDC worked with WLIHA and City of Seattle to gain 
this new authority with passage of HB 2984.  (See 
copy attached.)  Where area upzoning is occurring, 
cities and counties can now require inclusion of 
affordable housing.  In fact, we think this also can 
be done retroactively for areas recently upzoned. 

Seattle currently is upzoning South Lake Union and 
South Downtown, and just recently upzoned the 
Denny Triangle area.  The City’s actions in these 
areas create significant new land value which 
should be recaptured for public benefits such as 
affordable housing.  The City recently passed a reso- 
lution making affordable housing a priority.  These 
upzones provide immediate opportunities to imple- 
ment this priority.  The Mayor and City Council 
should ensure these opportunities are taken. 

..Continued on page 5 

Carla & Magic 

The Future of the Field: What’s next? 
After a year of conversation and dialogue, what will HDC do to meet the affordable housing crisis? 

Article on page 4 

HDC Executive Director Carla Okigwe goes one-on- 
one with basketball legend Magic Johnson at the 
Executive Director’s Retreat in San Antonio.



SAVE THE DATE 

“HDC’s Salute to Success” 
An Award Celebration Party 

HDC members are invited to join us in honoring 
our industry s Unsung Heroes, 
Innovators, and Future Leaders 

Thursday, October 5, 2006 5:00-7:30pm 
Print and email invitations will follow soon 

Didn’t We Say No To This Already? 
It’s “Déjà Vu All Over Again” with I-933, the “Property 
Rights Initiative.” 

In 1995 Washington voters soundly rejected Referendum 48 by a 
margin of nearly 20%. In 2006 many of the same interests that 
pushed R-48 are back again with an even more radical initiative, I- 
933. Also called the “Property Rights Initiative,” I-933 would require 
the government to compensate landowners for any drop in property 
value or even any possible drop in property value caused by regula- 
tion. Like its predecessor, the measure would impose tremendous 
costs on state and local governments and would cripple land use 
policy. Having defeated it once, will Washington voters reject it again? 

What, exactly, is I-933? 

Called the Property Fairness Initiative, I-933 would force state and 
local agencies to compensate landowners when regulations “would 
result in damaging the use or value of private property.” Because I- 
933 defines “damaging the use or value” as “prohibit[ing] or restrict 
[ing] the use of private property to obtain benefit to the public, the 
cost of which in all fairness and justice should be borne by the public 
as a whole,” it will have a tremendous impact on state and local gov 
ernment. 

In lieu of payment, agencies could “waive” the regulations, creating a 
“pay or waive” scheme where government must choose between 
paying huge sums of money to landowners or not enforcing land use 
policy. Because the measure does not include a funding mechanism, 
it is expected that agencies will in most cases waive regulations 
rather than pay landowners.  Thus, the practical effect of I-933 is the 
end of any land use or environmental regulation in Washington State. 

What effect would I-933 have on affordable housing? 

Because it can be so broadly construed, I-933 would have far reach- 
ing implications. In particular, I-933 would seriously undermine afford- 
able housing development and progress towards more progressive 
and affordable housing-friendly land use policy. 

I-933 will divert subsidy away from affordable housing development: 

• I-933 requires compensation for government actions in a man- 
ner that extends well beyond current takings law. 

• Hundreds of millions of tax dollars will be diverted from other 
programs, including social service and housing programs, to 
administer the initiative. 

I-933 will destroy critical affordable housing tools: 

• Zoning and other land use regulations aimed at preserving or 
increasing affordable housing units will become an effective 
nullity, because agencies will likely waive the regulations rather 
than pay landowners.  This could include both “Inclusionary Zon- 
ing” measures, as well as the “Housing Element” of Comprehen- 
sive Plans (currently compiled by cities and counties as man 
dated by the Growth Management Act). 

I-933 will reduce quality of life: 

• Comprehensive planning and implementation through develop- 
ment regulations will become financially infeasible, because 
state and local governments do not have the funds to pay land 
owners to comply with existing or future laws. 

What do other groups think of I-933? 

Not surprisingly a long and growing list of organizations and coalitions 
opposes I-933. The diverse and growing coalition of organizations and 
individuals across Washington State includes Futurewise (formerly 
1000 friends of WA), the Washington State Council of Fire Fighters, 
League of Women Voters, American Lung Association of Washington, 
The Nature Conservancy, Sierra Club, Washington Environmental 
Council, Greater Seattle Chamber of Commerce and many more. 

Will 2006 resemble 1995? What are I-933’s prospects? 

Recent media and analysis have shown that I-933 enjoys 
weaker support and political backing than R-48 did. In fact 
this year’s initiative has only retained one major backer from 
the original campaign, the Farm Bureau. The building indus- 
try, the Realtors and other business groups have abandoned 
I-933 because they have adapted to the reality of Growth 
Management and land use policy, and see I-933 as outside 
the mainstream. 

At the same time, confidence can breed complacency. I-933 
and its supporters are clearly hoping to confuse voters 
enough to squeak by in November. Only clear messages and 
a robust education effort will convince enough voters to see 
I-933 as just a resurrected R-48 and reject it as bad public 
policy. 

Lastly, and maybe most importantly, the only way to end this 
debate once and for all is to soundly defeat I-933. Only re- 
jecting I-933 with a solid and decisive majority will send a 
clear message to its backers and to those who might support 
it or other measures like it in the future: Washington voters 
believe in the public good; your initiatives are not welcome 
here. 

——————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————————- 

To learn more about I-933 visit: www.NoOn933.org. Some 
text and analysis for this article supplied by the “No on 933” 
campaign. 

Realtors Survey Reveals National 
Housing Affordability Concerns 
(from NLIHC Memo 8-18-06- Clipped from SLIHC news 8/06) 
In the fourth annual National Housing Opportunity Pulse Survey, 
the National Association of Realtors reports that 42% of Ameri- 
cans in metropolitan areas consider the scarcity of affordable 
housing to be a problem where they live, up from 40% last year. 
The survey of 1,000 adults in the top 25 media markets also 
finds that 74% consider down payment and closing costs to be 
the largest obstacle to homeownership, followed by finding an 
acceptable and affordable unit (72%). While many consider the 
up-front costs to be the primary obstacle to making the transition 
to homeownership, twice as many respondents indicated that 
the monthly payments, and not the down payment, make home- 
ownership so expensive. The survey also reveals that most re- 
spondents worry more about rising property taxes and energy 
costs rather than the effect of rising interest rates on their 
monthly costs. Additionally, the survey finds that support for 
more affordable units is high across the board. 

Complete survey results can be viewed at www.realtor.org/ 
housopp.nsf/pages/pulsesurvey2006.
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Deadline for job ads 25th of the month. 

Federal Update 

HUD Funding On Hold 
Congress broke for its summer recess before finalizing a 2007 
funding package for the Department of Housing and Urban Devel- 
opment.  The House of Representatives approved its version of 
the bill on June 14. The Senate Appropriations Committee consid- 
ered the bill, but is unlikely to send it to the full Senate until after 
the November election, when Congress is expected to meet in a 
lame-duck session. 

In contrast to the Administration’s proposal to cut nearly 4 per- 
cent of HUD’s budget, the House of Representatives proposes to 
fund HUD at $35.3 billion, $1.2 billion above the president’s re- 
quest and $1.7 billion above last year’s allocation. Legislators did 
not approve many of the administration’s proposed cuts, while the 
Senate committee approved a larger sum of $36 billion.  The two 
differing bills will have to be reconciled in a joint House-Senate 
committee before being finalized. 

Unexpected Budget Cuts for Housing Authorities 
From NLIHC 
In June HUD contacted public housing authorities to announce a 
$300 million public housing operating subsidy shortfall for fiscal 
year 2006 and began informing public housing authorities operat- 
ing subsidies would be only at 85.5% of identified need— 
retroactive to January 1, 2006. 

Housing authorities had been expecting to receive 92% of their 
known operating subsidy needs for the first six months of 2006. 
This announcement of a deeper and retroactive cut means that 
housing authorities must make up all adjustments in the third 
quarter.  HUD has said that utility costs have increased 17% more 
than anticipated, leaving less for HUD to distribute through the 
operating subsidy formula. 

Funding public housing operating subsidies at 92% of need is 
unacceptable. Funding the subsidies at 85.5% will be completely 
unworkable for some housing authorities and will put at risk the 
homes of the residents who live in public housing. As it currently 
stands, the amount requested by the President for operating sub- 
sidies in fiscal year 2007 will provide reimbursement to housing 
authorities for, at most, only 80% of their costs. 

Opportunity on the Eastside 
A Cry for Help during Housing Tours 

During the month of August HDC sponsored tours of afford- 
able housing developments in East King County.  Over a two 
week period, HDC shuttled more than 30 Eastside officials, 
mayors, councilmembers, city planners and planning commis- 
sioners  between developments in Issaquah, Sammamish, 
Redmond, Bellevue, and Kirkland.  The attendees walked 
away with a wealth of information about the affordable hous- 
ing development process, a reinforced awareness of the need 
for affordable housing in East King County, and information 
about the resources available to them to make a difference in 
their communities. 

The tours also revealed the opportunity for HDC members to 
extend their bold thinking and strategic action on the East- 
side.  The high level of participation on the tours by cities such 
as Redmond, Renton, Newcastle, and Sammamish illustrated 
that no area of King County is immune to the skyrocketing 
cost of housing: the median price home around the Eastside 
has increased by 16 to 20 percent since 2005 and average 
rents have now topped $1,000 per month. 

The affordability crisis is repeatedly on the front page of the 
papers and has now made it onto the forefront of policy mak- 
ers minds.  However, according to tour participants, finding 
solutions to the housing crisis is not the first priority on city 
officials’ to-do list. As one city planner put it, while the hous- 
ing crisis is one of the most common topics of discussion 
around the region, there is no formulaic solution to this 
problem and so it is considered too big to tackle. The city 
planner explained, “affordable housing falls at about a 2 on a 
scale of 1-5 of our city’s top priorities.”  Local jurisdictions 
seem to be at a loss about what they can do. 

This perception provides HDC with the opportunity to build 
energy around real solutions to the affordability crisis.  While 
HDC has a history of organizing around budget issues – a 
topic that will need to be revisited this fall as ARCH funds are 
threatened by cuts in CDBG dollars that will strain local coffers 
– cities are primed and ready for help crafting policy and code. 
HDC must now hone its messages and concentrate its effort 
on seizing this chance to make real inroads on the Eastside. 

The newly incorporated city of Sammamish is a prime exam- 
ple.  With three different plans to develop a new Town Center 
on the table, Sammamish has the chance to create a long- 
term footprint from a blank slate. Building housing afforda- 
bility into their growing community from the outset would 
greatly increase the likelihood that affordability remains a 
priority in all future development and growth management. 

Eastside cities often conduct business like a dysfunctional 
family—without communicating with one another.  While cities 
such as Redmond and Bellevue have utilized highly effective 
land use policy and city code to incentivize the development of 
affordable housing, city planners in other jurisdictions are too 
often completely unaware of the availability of such options. 

By facilitating a discussion about the affordability crisis 
throughout all of the Eastside cities, HDC can make the con- 
nections to share best practices and brainstorm innovative 
new policy solutions.  What’s more, HDC will be taking another 
step toward meeting its Future of the Field goal: building a 
broad alliance for housing issues across the region.



What’s Next? 
The Future of the Field Moves from Internal Discussion to Research and Outreach 

From November 2005 through July 2006 HDC members undertook an extensive discussion and analysis of the trends, challenges 
and opportunities facing the affordable housing industry. That process included two member retreats, a survey, a series of work- 
groups and a board retreat. In July 2006 the HDC board of directors reviewed the outcomes of the Future of the Field discussions and 
ratified three important conclusions: 

1. King County needs 155,000 additional affordable units (distributed throughout low and moderate income levels) in 
order to meet both today’s need and the County’s projected growth over the next 15 years.. 

2. HDC will work to double the non-profit sector production of affordable housing. This will meet 30% of the overall 
need. 

3. HDC will lead a broad alliance to meet King County’s housing needs. 

These conclusions, each representing months of conversation, dialogue and analysis, will guide the work and planning of HDC in the 
coming years. But the question remains, what options does HDC have for bold, strategic action that will embody the conclusions of the 
Future of the Field process? 

Creating the context for action: HDC research underway right now 
All 3 of the board’s conclusions point in the direction of outreach. In order to double HDC’s production, both the government and pri- 
vate sectors must make a significant new investment in affordable housing. In order to achieve that investment, new coalitions involv- 
ing non-traditional allies must advocate for affordable housing. 

For that reason, HDC’s first response to the conclusions of the Future of the Field process has been to commission two research pro- 
jects, each focused on possible avenues of support for bold new strategies. 

Business sector support. HDC has commissioned Alison Peters Consulting to conduct a series of executive level focus 
groups of businesses participating in the Prosperity Partnership, a 4-county economic development alliance. These 
focus groups will assess the level and nature of business sector interest and support for new affordable housing initia- 
tives. Completed early November 2006. 

Opportunities for a broad affordable housing alliance. HDC has hired Karen Lane of the Cedar River Group to conduct a 
series of interviews of industry leaders in a diverse array of sectors (healthcare, education, employer, environment, 
etc.) to assess the opportunities to build a broad alliance in support of affordable housing. Karen will present a strate- 
gic recommendation at the close of her interviews. Completed September/October 2006. 

The results of these 2 projects will play an important role in deciding which direction HDC should most enthusiastically embrace as a 
next step following the Future of the Field. 

Avenues of action: options for increasing resources 
Informed by the results of the research projects underway, HDC will be faced with a pressing question: How can we create the new 
resources needed to double our production? 

Below are three possibilities. If successful, each of these projects would significantly alter the affordable housing environment. It is a 
given that HDC will create a new broad alliance in support for affordable housing. The following three options are examples of what 
that alliance might advocate for. 

A $1 billion Housing Trust Fund. The scarcity of Housing Trust Fund funding is often cited as the single most important road 
block to nonprofit affordable housing development. It is also a unifying force, bringing together homelessness advo- 
cates and workforce housing developers. The state is poised to make significant new investments in the fund, but an 
investment of the scale necessary to meet the need will demand a coordinated and ambitious multi-year campaign. A 
new broad coalition formed by HDC would provide an excellent base for this campaign. 

A regional housing levy. Because it would build a new funding source and generate local support for affordable housing, a 
regional housing levy campaign would payoff in multiple ways for the affordable housing community. However, it would 
require intense coordination with non-HDC organizations, as well as bucking anti-tax sentiment, especially outside 
Seattle. 

An expanded 2009 Seattle Levy. The Seattle Housing Levy requires multiple years of planning. This round will be no differ- 
ent, and will demand more grassroots work than ever before. A broad alliance, as is being researched by HDC’s con- 
sultants, could form the beginning of a new and much broader support group than the Levy has ever seen. An ex- 
panded levy could bring more resources to the table and reach into new constituencies for support. 

These are ambitious options that would capitalize on the research and outreach already underway. There may also be other options 
that are worth considering, and hopefully the research projects as well as ongoing dialogue within HDC will reveal new opportunities 
as they arise. 

The question remains, where will HDC invest the time, resources and energy necessary to drive exponential (as opposed to incre- 
mental) change? The answer to that question will be significantly clearer following both research projects, but will still require critical 
decision making by HDC members, the board and the staff. 

________________________________________________________________________________________________________________________________ 

To learn more or to get involved in the Future of the Field process, email Ben Gitenstein (ben@housingconsortium.org).



Director of Finance and Administration, HomeSight 
Primary responsibilities include strong operational and financial 
management leadership of the non-profit real estate development 
and lending activities of the agency. Update and monitor policies 
and procedures, manage staff performance and productivity to 
include performance evaluations; and coordinate agency opera- 
tions. Position involves work directly related to the management 
and general business operations of HomeSight. Individual must 
operate independently, with minimal supervision. Please forward 
resume/cover letter to HomeSight Recruiting. Email: 
sarah@homesightwa.org 

Administrative Specialist I, Seattle Office of Housing 
Provide key administrative support for our HomeWise Program, 
which provides low interest home improvement loans and weath- 
erization services to help low and moderate income homeowners 
maintain their homes.  Oversee administrative functions, assist 
manager in creating greater efficiencies, provide program info to 
diverse clientele, screen for eligibility, maintain records, produce 
reports.  Requires one year of general office support.  Desire profi- 
ciency in Spanish or Vietnamese.  $16.73-$18.64 per hour plus 
excellent benefits package.  For complete information, see job 
#OOH-701773 from September 4 -17 at www.seattle.gov/jobs. 

Loan Officer, Rainier Valley Community Development Fund 
This position will perform a wide variety of lending duties associ- 
ated with the Rainier Valley Community Development Fund; in- 
cluding but not limited to processing Real Estate Loans, Business 
Development Grant & Loans and Supplemental Mitigation Pay- 
ments. The candidate will need to possess an ability to facilitate 
communication among diverse constituencies. Experience in 
structuring multi-layered financing for real estate projects, particu- 
larly involving low income housing tax credits CDBG funds and 
other public funding sources. Experience in tax credits, develop- 
ment and law, and construction and/or development loans and 
draws. Experience in negotiating terms of real estate loan docu- 
ments and handling loan closings. Please send a cover letter and 
resume Email: officemanager@rvcdf.org 

Compliance Coordinator, Plymouth Housing Group 
Plymouth Housing Group is looking for a Compliance Coordinator. 
This position ensures the organization’s compliance with tenant 
eligibility requirements, maintains tenant files, reports to funders, 
and supports the manager in ensuring agency compliance 
through pre-audit reviews, support of building staff, and analysis 
and development of policy. Bachelor’s degree in related field or 
an Associates degree with two years related experience or any 
equivalent combination with experience in compliance issues, 
HUD regulations and tax credits beneficial. For a complete job 
description, please visit Plymouth Housing Group website: 
www.plymouthhousing.org. For immediate consideration, please 
submit letter of interest and resume to Plymouth Housing Group, 
2209 First Avenue, Seattle, WA 98121-1614; email: 
jobs@plymouthhousing.org; fax: (206) 374-0602. 

...“Zoning” from page 1 

HDC is promoting a Comprehensive Plan amendment to state the 
City’s intent to require developers to include affordable housing, 
particularly for the modest-wage workforce, in new developments 
where upzones create more land value.  Seattle’s current com- 
mercial and residential bonus programs allow developers to pay 
into a fund for low income housing, but these produce a small 
number of units at some delay after their market rate develop- 
ments is complete.  HDC wants to see more units produced 
sooner. 

HDC’s Seattle zoning affinity group met with individual City Coun- 
cilmembers during August.  We got an enthusiastic reception and 
offers of help.  The Council will consider amending the City’s Com- 
prehensive Plan with a stronger policy on inclusion and also a 
possible resolution outlining a schedule to make the new policy a 
reality. 

Employment Listings from Housing 
Organizations 

See www.housingconsortium.org for more current listings. 
Deadline for newsletter posting is 25th of the month. 

Workshop-Seminars-Conferences 

SEPT 10-12 BELLEVUE, WA 
Housing Washington 2006 
13th Annual Affordable Housing Conference.  Housing Wash- 
ington is a leading conference presenting the best national 
and regional affordable housing experts.  For more Informa- 
tion & updates visit www.wshfc.org/conf. 

SEPT 27-28 HOUSTON, TX 
Housing Communications and Crisis: Framing Public Mes- 
sages to Build Political Support 
Day-and-a-half conference focusing on ways to effectively 
reach target audiences about he benefits of affordable hous- 
ing, work with the media, build coalitions and connect with 
the public.  To register visit www.tcah.org/hccOCT. 

OCT 12-13 BOSTON, MA 
Learn the Basics Housing Tax Credits 101 
Seminar for newcomers to the field or those seeking re- 
fresher.  Presents basic rules governing low-income housing 
tax credits, financial modeling, and common issues.  For 
more info and to register visit  www.ipedinc.net. 

NOV 1-3 CHICAGO, IL 
AHF LIVE: 2006 Tax Credit Developers’ Summit 
This summit will help developers overcome obstacles and 
deliver more affordable housing as efficiently as possible. 
Sessions provide sophisticated analysis of strategic chal- 
lenges facing the industry.  To register and for more informa- 
tion visit www.ahflive.com or call (800) 989-7255.


