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“Affording Opportunity” 

Spearheading Change 
HDC and Seattle City Light 

Is it possible to enable large institutions to act 
differently? HDC members used their sympa- 
thetic edge—developing low income housing—as 
a catalyst for change at Seattle City Light. 

The result: A better bottom line for all housing 
developers, not just nonprofits. 

A number of low income housing developments 
ran into serious issues around installing electric 
service to the properties. The nonprofit develop- 
ers met with very costly surprises while the pro- 
jects were under construction, like having to 
move light poles or add larger vaults— 
requirements the developers were not informed 
about in advance.  City Light also gave only 
rough estimates for the work it did to bring 
power to the property line, but then billed for a 
much higher actual cost; sometimes the project 
did not receive a bill for this work until after it 
was occupied and the financing closed out. 
These problems not only impacted project bot- 
tom lines, but sometimes jeopardized projects 
entirely. 

Last April HDC asked for a meeting with the new 
Seattle City Light superintendent Jorge Carrasco 
who already had made it known he was commit- 
ted to improving customer service.  HDC praised 
SCL for its numerous energy saving programs 
and for some earlier work City Light did with 
HDC to reduce costs for master-metered older 
properties downtown.  After outlining the instal- 
lation issues and their impacts on low income 
housing projects, HDC pointed out that this 
could be an opportunity to use nonprofits as a 
pilot project to work out exactly where and how 
problems occur, how information and communi- 
cations could be improved in both directions, 
and how to make cost estimates more accurate 
and billing more timely. 

Superintendent Carrasco committed to setting 
up a joint City Light-HDC work group charged 
with making recommendations to him.  The 
group met throughout the summer and fall and 
completed its work by the end of the year.  Su- 
perintendent Carrasco, HDC director Carla 
Okigwe, and Seattle Office of Housing director 
Adrienne Quinn unveiled the changes in January 
2006. 

Continued on page 4 
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HDC Board Meetings 

•Wednesday, March 1 
9:00 am - 11 am 
AHW, 2014 E. Madison 

•Wednesday, April 5 
9:00 am - 11 am 
AHW, 2014 E. Madison 

HDC Monthly Meetings 

•Friday, February 10, 2006 
Noon - 1:30 pm 
28th Floor Board Room 
WSHFC, 1000 2nd Avenue 

•No Monthly Member Meeting in 
March due to Retreat 

HDC Retreat 
•Friday, March 10 
Future of the Field Retreat at 

The World Trade Center Seattle 
Holland America Dining Room 

2020 Alaskan Way # 410 
Seattle, WA 98101 
8:30 am –3:30 pm 

For more information, contact 
Erin Hiemstra at 
206.682.9541 or 

erin@housingconsortium.org 
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WHAT’S INSIDE: 

Advocacy and Commitment 
HDC and the work of forging progressive government. 

Over the past few years, as the Federal govern- 
ment has withdrawn from the affordable housing 
sector, low income housing advocates, developers 
and associates have come to recognize a simple 
truth: if we don’t hold our elected officials account- 
able, they will walk away from affordable housing. 

That is why HDC has made advocacy one of its 
most critical priorities. HDC recognized that advo- 
cacy works, but it requires energy, commitment 
and resources. 

In particular, HDC has come to realize the impor- 
tance of the Washington State legislature to the 
success and growth of affordable housing through- 
out King County. As legislative sessions go, the 
2006 has been particularly full of opportunity for 
affordable housing advocates. HDC, led by Advo- 
cacy Director Ben Gitenstein (who also acts as the 
State Legislative Chair of the Washington Low 
Income Housing Alliance) monitors key legislation, 
and coordinates testimony, communication and 
travel to Olympia throughout the session. 

Continued on page 3 

Lynn Davison and Bill Block testify on HB 2450 
at House Housing Committee. 

Kathy Roseth, Erin Hiemstra and Carla Okigwe 
with Rep. Springer on Housing Advocacy Day.
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Federal Update 
HUD Changing Rules for Section 8 
New and proposed rule changes have big impacts 

In recent weeks HUD has issued final rules, proposed rules, and 
clarifications which affect the Section 8 and other low income 
housing programs and are a cause for concern for housing au- 
thorities and nonprofit developers in King County alike. 

On October 13, 2005 HUD published a Final Rule for the Project- 
based Voucher Program (24 CFR Part 983).  This rule addresses 
the PBV proposal process, increasing flexibility for public housing 
authority (PHA) proposals that require HUD waivers.  Under the 
new rule, PHAs can determine many of their own standards for 
complying with HUD requirements.  However, the final rule also 
places new burdens on projects, such as limiting contract rents 
to the tax-credit rents in LIHTC projects. 

Generally, the rule sets a 25 percent limit on the number of Pro- 
ject-based units per building. However, the final rule simplifies 
the use of PBVs for supportive housing projects by allowing for 
more than 25% of units to be project-based if units are set aside 
for elderly or disabled households or families  receiving 
“supportive services.” The proposed rule had suggested that 
supportive services  would be  limited to services provided 
through the HUD-funded  Family Self Sufficiency program.  How- 
ever, the Final Rule allows PHAs to define the type of supportive 
services that will qualify in meeting the 25% cap exception. The 
new rule also allows waiting lists for supportive housing projects 
to have a preference for applicants who qualify for the services 
provided. Landlords of supportive housing projects may now 
evict tenants and PHAs may terminate voucher assistance with 
good cause for failure to comply with a service plan. This helps 
to ensure that supportive housing will serve only those tenants in 
need of and in compliance with their services and provides sup- 
port to landlords who need to evict for noncompliance with ser- 
vices. “The changes in the final rule regarding supportive ser- 
vices show that HUD really listened to the national advocacy 
groups who want to see this program used to establish suppor- 
tive housing. It will now be much easier for PHAs to set up these 
programs,” said Dan Watson of the King County Housing Author- 
ity. 

Unfortunately, the final rule prohibits the use of PBVs for transi- 
tional housing units, hampering the ability to capitalize on pri- 
vate matching funds for service enriched units that target home- 
less households. 

The final rule also limits PBV rents for projects to the LIHTC 
rents, even if then LIHTC rents are below 110 percent of the 
FMR.  There exists ambiguity in the rule as to how the LIHTC 
rents are to be determined and such rents may in fact differ 
depending upon whether the Project is or is not located in a 
Qualified Census Tract. 

This major change in HUD policy with respect to section 8 rent 
limits was made without public notice and comment as required 
for such policy changes.  The final rule appears to apply to an- 
nual adjustments as well as to initial rent setting. A number of 
PBV projects have been underwritten and financed based upon 
the HUD policies in place prior to the final rule and this new guid- 
ance could have a negative impact on rent adjustments in these 
projects., The final rule also requires a PHA to lower an  owner’s 
rent if the FMR decreases by 5% or more. 

In regards to contract extension, the final rule gives PHAs the 
discretion to extend the term of the contract for an additional 
period of up to five years, not to exceed an aggregate total term 
of fifteen years. However, the final rule continues to provide for 
this extension to be granted “within one year before expiration.” 

Most tax credit investors want an assurance up front that the PBV 
contract will be extended for at least an additional five years after 
the initial ten-year term. 

As a result of these various changes, many projects will face a 
more limited cash flow and lower debt limits, make underwriting 
more difficult and ultimately threatening if not killing a project’s 
long term viability.  Nonprofit developers will likely benefit from 
closely inspecting the various changes and subsequent implica- 
tions for upcoming projects. Fortunately, the King County Housing 
Authority and the Seattle Housing Authority are currently exempt 
from these changes to the PBV program due to their participation 
in the Moving to Work program, but many other Housing Authori- 
ties in the country will feel the effects of these changes and are 
currently planning appeals to certain aspects such as rent limits 
and the ban on transitional housing. 

On December 16, 2005 HUD issued a notice seeking comments 
on proposed changes to how median household income and in- 
come limits are calculated. Under the proposed rule, HUD would 
use Office of Management and Budget area definitions to calcu- 
late incomes and income limits for fiscal year 2006, a change 
which would result in lower regulated rents for virtually all low 
income and affordable housing projects developed by nonprofits, 
for-profits and public agencies that base rent limits on the esti- 
mated median income figures adjusted for household size pub- 
lished by HUD each year.   Lower income limits would also restrict 
occupancy to smaller group of low-income households. If imple- 
mented the change would cause a more than a 6% decrease in 
income limits in King County in the upcoming year, unnecessarily 
preventing families from qualifying for needed assistance and 
subsequently lowering PHAs rental income. 

HUD has discussed implementing a hold-harmless policy that 
would freeze losses resulting from the use of these new market 
area definitions.  If the hold-harmless policy is implemented cur- 
rent median income, regulated rents and income limits in King 
County will not be decreased in 2006 or subsequent years but will 
frozen until annual adjustments to the new income amounts 
“catch up” with the 2005 amounts.  However, HUD has indicated 
its reluctance to implement such a policy as it is “undesirable to 
artificially raise income limits through implementation of a hold- 
harmless policy.” 

HUD is seeking comments on the proposed income limit method- 
ology and the need for a hold-harmless policy.  Comments should 
include program-related reasons for supporting, modifying, or 
opposing the proposed income limit approach.  All comment must 
be submitted to the Office of the General Counsel, Rules Docket 
Clerk, Department of Housing and Urban Development, 451 Sev- 
enth Street, SW, RM 10276 Washington, DC 20410-0001 by 
February 14, 2006. 

2007 Federal Budget 
On February 6 th President Bush sent his Budget request for 
fiscal year 2007 to Congress. 

The $2.8 trillion budget cut billions from domestic programs. 
Initial estimates measures cuts in discretionary spending be- 
tween 0.5% and 1.0% across the board.  Please look for an in- 
depth analysis of the President’s budget and its affect on 
affordable housing programs in an upcoming issue of HOUS- 
INGnews.
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Working for Change 
HDC Advocacy at the State Capital 

Advocacy from p. 1... 
The most often talked about issue amongst housing advocates, 
and maybe throughout the legislature, is the hot housing market 
and its effect on both the state budget and the lives of low income 
people. HDC and the Washington Low Income Housing Alliance 
have argued consistently that the state has a responsibility to 
invest some portion of the revenue generated by the growth in 
land prices and real estate activity into the housing programs that 
serve the people that today’s economy leaves behind. In particu- 
lar, HDC and the Alliance have pointed out that when land prices 
go up it becomes a lot harder and more expensive to build decent, 
safe affordable housing.  As a result, people are being left out in 
the rain. 

HDC’s most important legislative priority of the session is a new 
investment of state resources into the Housing Trust Fund. On the 
House side, HDC is working to support and push forward HB 2418 
“The Home Security Fund.” On the Senate side, HDC is working to 
ensure that the budget reflects a new investment. 

HDC has been orchestrating a multi-faceted strategy in support of 
this new housing investment. Beginning in the late fall, HDC be- 
gan a media campaign to elevate public and legislative aware- 
ness of the need for new money to offset the “price crisis.” This 
included a series of letters to the editor (see “HDC in the News” ) 
and a joint op-ed from AHAB Chair Hugh Spitzer and Growers 
League President Mike Gempler (which ran in the Seattle Times). 
Press releases and media briefings led to news stories on the 
affordability crisis and the need for new resources in media out- 
lets around the state (The Statesman Review, the Olympian). 

But the most important advocacy is face to face with legislators. 
HDC members traveled to Olympia on January 11 th and helped 
pack a hearing room in the House Housing Committee on HB 
2418, the Home Security Fund. This bill directs about 3% of the 
current Real Estate Excise Tax (REET) into the Housing Trust Fund. 
This new money would be used to ease the backlog of projects in 
the Trust Fund, to support the Washington Families Fund, and to 
meet a variety of other critical low income housing needs. 

Ben, Paul Lambros (of Plymouth Housing Group)  and Lisa Cippol- 
lone (of the Seattle Housing Authority) traveled to Olympia again 
for the Lobby Day of the Committee to End Homelessness King 
County (CEHKC). The CEHKC met with nearly 75% of the King 
County delegation, and made the Housing Trust Fund the lead 
priority in their four item legislative agenda. 

Then, on Thursday February 2 nd , HDC staff dedicated itself to 
helping the Alliance pull off the most creative, effective and excit- 
ing Housing Advocacy Day yet. Erin Hiemstra, HDC Program Coor- 
dinator developed the message of the day “Every day is a rainy 

day without a roof 
overhead” which 
was printed on 
300 green and 
white umbrellas 
that speckled the 
Capitol on Febru- 
ary 2nd.In the 
most exciting 
event of the day, 
King County Ex- 
ecutive Ron Sims 
gave a rallying 
speech to a 
crowd of over 
200 umbrellas 

in front of the capitol building. “I am honored to be here today 
with so many individuals who have made this issue a personal 
priority.  I am pleased to join you in that effort. Housing Advocacy 
Day is a demonstration that people from many walks of life are 
determined and committed to making a change” Sims exclaimed. 
Immediately following the rally, attendees marched to the Capital 
Budget hearing to sign their support for HB 2418. 

Housing Advocacy Day marked the mid-point of a long and serious 
campaign. 
Though 
over 100 
advocates 
met with 
nearly 90% 
of the King 
County 
delegation, 
the work is 
really just 
beginning. 
Maybe the 
most diffi- 
cult hurdle 
lies ahead: 

the Senate. 

The Senate faces many priorities. Some Senators will want to 
avoid their responsibilities to low-income families all together, 
while others will prioritize education or healthcare, but will ignore 
the affordability crisis. Our challenge will be to build enough sup- 
port amongst the policy committee (Financial Institutions, Housing 
and Consumer Protection) and the Ways & Means committee to 
ensure that the Senate makes the same commitment to afford- 
able housing that the House is poised to. 

This challenge will require hard work, trips to Olympia, emails, 
phone calls, letters and thoughtful, constant communication. 
Because the members have so clearly recognized the critical im- 
portance of advocacy, HDC staff will continue to monitor legisla- 
tion, to send alerts and to coordinate opportunities for communi- 
cation. But in the end, it is up to the providers, developers and 
funders of HDC to sign the letters, dial the phone and respond to 
the alerts. 

There are some in the HDC community who can remember a time 
when the Housing Trust Fund didn’t even exist, or when it was a 
struggle to get it funded at $30 million for an entire biennium. It 
was advocacy that made the difference, hard work and constant 
commitment to holding legislators accountable. We can meet the 

challenge. We 
can win pas- 
sage of a new 
investment in 
the Housing 
Trust Fund, 
and we can 
build the foun- 
dation for 
even greater 
support in the 
future. 

We can create 
real and lasting change, but only if we are willing to work for it. 

Ben Gitenstein introduces King County 
Executive Ron Sims. 

Hundreds of Housing Advocates stormed the 
Capitol on February 2nd. 

HDC members visit with Rep. Bob Hasagawa.
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Seattle City Light, cont’d from p. 1 

Looking back over the process, HDC found some things to be 
important: 

First, we recognized and repeatedly acknowledged that we 
nonprofit developers are not always the perfect customers. 
Sometimes the “surprise” requirements resulted from 
changes to the design of the project that the nonprofit ne- 
glected to tell City Light about.  We agreed the solutions to the 
problems had to involve responsibilities and change on both 
sides.   The work group created a check list for developers, 
including the kind of detail needed by City Light to give them 
better early information and thus allow City Light to provide 
better cost estimates.  City Light committed to visiting the site 
along with the owner, engineer, and architect to record issues 
such as location of wires. The work group also recommended 
regular communication with City Light as the project evolves. 

Second, HDC said it was not looking for any special exceptions 
just for low income housing, but hoped that changes could 
help the housing sector overall.   However, nonprofit low in- 
come housing developments are an excellent way to spear- 
head change. Our project costs are transparent, since they 
involve public funding, so we can reveal to City Light staff why 
costs need to be known early and how delay and later cost 
overruns actually hurt delivery of the public benefit.  As a re- 
sult, City Light offered a firm fixed price for installation instead 
of a rough estimate.  So long as the project doesn’t change, 
the price stays the same with an adjustment for inflation over 
a three year period to allow the nonprofit to complete all the 
necessary funding applications. 

The fact that they were helping low income housing gained 
enthusiasm from City Light staff and the ideas offered by City 
Light staff helped nonprofit developers feel more comfortable. 
Body language on both sides changed significantly during the 
process. 

HDC is excited about the results.  The work group’s ideas are 
being taken to an overall City Light Customer Electrical Service 
Installation Project now underway. 

8:30 AM—3:30 PM 
Breakfast & Lunch Provided 

F r i d a y  M a r c h  1 0 t h 

The Future of 
Nonprofit Housing 

Part 2: The Way Forward 

Please join HDC in taking the next step in achieving our 
preferred future for affordable housing in King County. 
This retreat will move us forward by building a consen- 
sus outlook for the future of affordable housing and by 
designing strategies to address the crisis we face. 

Who Should Attend: This meeting will build on the work 
of our November 4th retreat.  Each HDC member is en- 
couraged to provide the same senior staff representa- 
tive as attended the first event.  Each Nonprofit should 
provide the same representative from their boards of 
directors if possible. 

. 

The World Trade Center Seattle 
The Holland America Dining Room 
World Trade Center West Building 

2200 Alaskan Way,  # 410 

“The Future of The Field” 
Sponsored by HDC, the Future of the Field is a multi- 
part dialogue on the future of nonprofit affordable 
housing in King County whose goal is to establish a 
community-wide consensus strategy for overcoming 
the challenges we face and achieving our preferred 
future. 

Kickoff– Poverty in the 21st Century. 
An afternoon with US Senator John Edwards. 
August 16, 2005. 

Survey. Assessing community understanding of the challenges 
we face and our vision for the future. 

Part 1: The Crisis & The Outlook 
Building a community understanding of the challenge & what 
we want the world to look like. 
Nov. 4, 2005. 

Part 2: The Way Forward 
Building consensus around how we get from here to our pre- 
ferred future. 

March 10, 2006. 

HOUSINGnews! 
A publication of the Housing Development Consortium 

811 First Ave, Suite 408 

Seattle, WA 98104 

Carla Okigwe-Executive Director  Linda Hall-Board President 

206.682.9541 (phone)    206.623.4669 (fax) 

hdc@housingconsortium.org   www.housingconsortium.org 

Submissions to: erin@housingconsortium.org 

Deadline for job ads 25th of the month.
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FEBRUARY 27-28 WASHINGTON, DC 
2006 Annual Housing Policy Conference and Lobby Day 
The National Low Income Housing Coalition annual conference 
and Lobby Day in the Nation's Capital. Registration information 
available at www.nlihc.org. 

MARCH 19-22 LAS VEGAS, NV 
2006 National Community Reinvestment Conference 
This conference will feature sessions covering CRA examination 
training, innovations in community development investing, com- 
prehensive approaches to community development, and the Na- 
tional Community Development Lending School.   For more infor- 
mation visit http://frbsf.org/community/resources/events.html 

APRIL 5, BELLEVUE, WA 
12TH Annual Washington  State Nonprofit Conference 
Premier gathering of nonprofit leaders, supporters and board 
members come together to explore what it means to truly be a 
community leader in this sector.   More than 300 leaders gather 
for a day of insight, education and practical learning.  For more 
information contact Jeanne Cragin 206.328.3836, or www.exec- 
alliance.org 

APRIL 24-26 PORTLAND, OR 
2006 NAHRO Annual Conference 
NAHRO 2006 Annual Conference “Moving Forward: New Tool, 
Resources and Results.”  This national conference provides pro- 
fessional development and useful information for your organiza- 
tion.  Detailed program available soon, visit www.nahro.org for 
more information. 

Employment Listings from 
Housing Organizations 

See www.housingconsortium.org for more current listings. 

Hope VI Project Manager, Tacoma Housing Authority 
The Project Manager’s responsibilities include fulfilling the 
overall technical aspects involved in the development of afford- 
able residential communities.  Specifically, this posi- 
tion manages the $200 Million HOPE VI redevelopment of the 
Salishan community. Three to five years experience in housing 
development and management, contract admin., and grants 
budgeting.  Please send resume, and completed job application 
(available at www.tacomahousing.org) and a letter of interest to 
David J. Hare, Human Resources Generalist Tacoma Housing 
Authority 902 South L Street Tacoma, WA 98405-4037. 

Lending Program Officer, Impact Capital/LISC 
Join the team of passionate professionals dedicated to building 
strong communities throughout Washington State. Impact Capi- 
tal seeks energetic qualified team members to deliver pro- 
grams that support the development of affordable housing and 
community development projects that benefit low-income indi- 
viduals and neighborhoods. Current open Program Officer- 
Lending position will have primary responsibility for providing a 
variety of interim financing products to non-profit affordable 
housing and community development organizations.  Full time, 
competitive salary DOE, excellent benefits.  Submit resume and 
cover letter by 2-15-06 to: Impact Capital, 401 Second Ave 
South, Suite 301, Seattle, WA 98104 or lendingprogramoffi- 
cer@impactcapital.org.  Job description available at: 
www.impactcapital.org. EOE. 

Real Estate Loan Officer, Rainier Valley Community Dvlp Fund 
The CDF Project Manager will be responsible for administrative 
oversight of the CDF funded Pre-Apprenticeship Program, which 
is contracted to Seattle Jobs Initiative (SJI) for implementation. 
Under the direction of the Executive Director, the CDF Project 
Manager will conduct regular administrative program reviews, 
perform desk audit of invoices from SJI, ensure program activi- 
ties are compliant with CDBG national objectives, coordinate 
quarterly Program Advisory Group meetings, collect and report 
on the Program’s overall activities, performance and out- 
comeswww.impactcapital.org. EOE.  At least three (3) years of 
experience in contract monitoring of a CDBG funded project in 
a community-based setting. Email resumes and cover letters to 
officemanager@rvcdf.org. 

Temp Housing Grants Analyst,  Snohomish County Office of Hsg 
Snohomish County Office of Housing & Community Develop- 
ment: Assist County’s housing unit in contract management of 
publicly funded housing projects. Experience with HUD HOME, 
CDBG, and state HB 2060 funds preferred. Real estate, con- 
struction, asset management and other related experiences 
also welcome. This is a temporary position, full time, $22.737/ 
hr, located in Everett, WA. Duration of expected contract period 
is unknown at this time. It may extend for several months to 
possibly even a year. Temporary employees are eligible to apply 
for regular positions when they become available. Please send 
resume and cover letter to 
melanie.gillespie@co.snohomish.wa.us. 

Workshop-Seminars-Conferences 
See www.housingconsortium.org for detailed listings


