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“Affording Opportunity” 

The Future of The Field 
Will we be here in five years? 

In order to meet the need for affordable hous- 
ing in King County alone, the HDC community 
would need to increase its level of production 
by at least 400%. At the same time, rising 
costs could cut our production levels in half. 
Operating costs are increasing quickly and 
land is becoming harder to find. If these 
trends continue, what will the affordable 
housing stock, the socio-economic fabric of 
King County, and our sector look like in five 
years? What would they look like in 10 years? 
What must we do to alter that future? 

On Friday, November 4 th , 89 HDC members, 
member boards of directors, associate mem- 
bers and  key decision makers gathered at 
Salty’s Restaurant on Alki Beach to look care- 
fully at the trends we face today and their 
implications for the future. The result was a 
sobering new understanding and a unani- 
mous commitment to find new ground, new 
expectations and a new way forward.  How- 
ever, the question remains, what will our final 
destination be and what do we want to ac- 
complish along the way there? 

Trends & Implications 
Structured as a retreat, and not a conference, 
participants representing a cross section of 
the industry were assigned to tables of 8 to 
10 and worked as self-directed teams on a 
series of exercises and structured dialogues. 
The day began with a look back at the history 
of affordable housing, economic development 
and cultural change in King County over the 
past 60 years. Teams worked with an HDC 
developed timeline to build a collective un- 
derstanding of where we have been, includ- 
ing the history of their own organizations. 

The next challenge was to use a “mind map” 
to brainstorm the possible trends, challenges 
and opportunities faced by housing providers 
throughout King County. The result was a 
tangled web of interconnected factors that 
impact the whole. Continued on page 3 
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WHAT’S INSIDE: 

One of the many products produced by the Future 
of the Field Retreat participants on November 4th 
included mind maps representing a brainstorming 
of factors that affect the affordable housing crisis 
in King County. 

Mind maps are a technique developed by Tony 
Buzan as a useful way to take notes showing  the 
overall structure of a subject and the relative 
importance and relationships of individual parts. 

Local Housing Measures 
King County and Tacoma 

On November 8, King County voters approved 
the Regional Human Services and Veterans 
Services levy with a final yes tally of 58%.  The 
result was significant in that voters in a number 
of suburban jurisdictions endorsed it, rather 
than having the levy depend entirely on Seattle 
voters to pass.  HDC endorsed the levy and con- 
tributed to the campaign.  The levy will provide 
$13.3 million per year for 6 years. Housing fa- 
cilities and assistance are eligible activities. 

In Pierce County, the housing levy for the City of 
Tacoma failed with less than a 36% yes vote. 
Local advocates are analyzing the results to 
gain lessons for future efforts.  The measure 
would have raised $2.5 million per year over a 
period of six years for rental and homeowner 
housing at a cost to the average Tacoma prop- 
erty owner of $32 per year.
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Deadline for job ads 25th of the month. 

Federal Update 
Funding Bill for HUD Signed into Law 
Source:  NLIHC Memo to Members 11/18/2005 

On November 30 th the President signed the final fiscal year 
2006 HUD appropriations bill into law (P.L. 109-115).  The bill 
included wide ranging funding cuts for numerous HUD pro- 
grams. 

The bill slashes funding from multiple places including, the 
public housing capital fund, and $50 million from HOPE VI 
funding. Language in the bill’s conference report states, “the 
conferees believe it is time to consider alternative approaches 
to the HOPE VI program that provide flexible authority for PHAs 
to address obsolete housing as well as new tools for PHAs to 
develop mixed income housing.” 

The bill also cuts CDBG formula grants from an FY05 level of 
$4.150 billion to $3.748 billion for FY06 as well as HOME 
formula grant funding from an FY05 level of $1.789 billion to 
$1.707 billion, and cuts American Dream Downpayment fund- 
ing in half to $25 million and provides another $42 million in 
homeownership counseling. 

Although the bill increases the FY06 funding level for tenant 
based rental assistance by over $800 million, the increase is 
not enough to meet current demand for assistance.  The bill 
also maintains the practice of basing each Public Housing 
Authority’s (PHA) voucher funding on out-dated data. For 
FY06, PHAs will be given an amount based on each PHA’s 
2005 annual budget for renewal funding (these budgets them- 
selves are based on 2004 budgets), the 2006 annual adjust- 
ment factor, and adjustments for costs associated with the 
first-time renewal of tenant protection or HOPE VI vouchers. 
Then, the HUD Secretary will pro-rate the PHA’s amounts 
based on the available $14.089 billion funding level. The bill 
also has $45 million to adjust PHAs’ allocations due to tempo- 
rarily low leasing levels in the base data collection period of 
May, June and July of 2004 or due to PHAs that “experienced 
a significant funding increase, as determined by the Secre- 
tary.” 

The Center on Budget and Policy Priorities (CBPP) has pre- 
dicted that this approach, which is the House’s approach to 
voucher funding, will mean the loss of 27,889 housing choice 
vouchers in FY06. As a result of this funding formula, of the 
nearly 44,000 families currently holding Section 8 Vouchers in 
Washington state, as many as 550 may be forced from the 
program.  According to CBPP, the King County Housing Author- 
ity and the Seattle Housing Authority may be forced to cut as 
many 300 voucher recipients alone. 

Hurricane Katrina: FEMA Sends Victims Packing 
A week after announcing its intention to cut off government 
subsidies for hotel rooms as of December 1 st , leaving subsidy 
recipients only 15 days to find alternative housing, FEMA ex- 
tended its hotel room program through December 15 th .  The 
program will also continue in the 10 states with the highest 
concentrations of hurricane evacuees through January 7, 
2006 if the Governor of such a state applies for the assis- 
tance. 

Over 150,000 evacuees have been relying on the hotel pro- 
gram that has housed families in over 50,000 hotel rooms 
around the country since Hurricane Katrina struck in August. 

States with large populations of evacuees, such as Georgia 
and Texas, were some of the loudest in a chorus of opposition 
to FEMA’s decision to terminate the hotel program.  Although 
slightly pacified by the announcement of the extension, most 
local governments and housing advocates expressed skepti- 
cism regarding FEMA’s understanding of the difficulty in mov- 
ing so many families into already sparse affordable housing 
units.  On November 28 lawyers representing hurricane survi- 
vors moved in federal court for a temporary restraining order 
to stop FEMA from evicting evacuees from hotels on the De- 
cember 15 deadline. 

House Committee Moves Housing-Related Legislation 
Source:  HAC News 11/30/2005 Vol. 34, No. 24 

On November 16 th the House Financial Services Committee 
passed three housing-related bills.  The first, the Small Public 
Housing Authority Act (H.R. 3422) would exempt most small 
public housing authorities that manage no more than 250 
housing units and Section 8 vouchers from HUD’s annual plan 
requirement.  Small housing authorities would still have to 
submit five year plans. 
The Safe Housing Identity Exception for the Lives of Domestic 
Violence Victims (SHIELD) Act (H.R. 2695) would protect the 
identifying information of victims of domestic violence, dating 
violence, sexual assault, and stalking, that has been entered 
into the Homeless Management Information System data- 
base. 
In response to massive flood damaged caused by hurricanes, 
the National Flood Insurance Program Commitment to Policy 
Holders and Reform Act (H.R. 4320) would make changes in 
the National Flood Insurance Program, including raising its 
borrowing authority to pay claims by Hurricane Katrina and 
Rita victims.  The three bills now await further consideration 
on the House floor. 

2006 Federal Legislative Calendar 
Senate House of Representatives 
Convene January 18 Not Announced 
Recesses Feb 20-27 Not Announced 

Mar 20-27 
April 10-24 
May 29-June 5 
July 3-10 
Aug 7-Sept 4 

Adjourn Target Oct 6 Not Announced
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Continued from page 1 

By midmorning, the group of executive directors, funders, 
associates and policymakers were ready to look at concrete 
data. HDC staff presented a collection of 11 graphs that de- 
picted the nature of the challenge facing the affordable hous- 
ing community using data collected from a variety of sources 
including the U.S. Census, the housing authorities, news 
media, the Economic Opportunity Institute, and Dupré + 
Scott. 

The data pointed to a collection of critical trends: 

• The need for affordable housing is increasing. 

• The cost to develop affordable housing is increasing. 

• The cost to operate affordable housing is increasing. 

• Subsidy is decreasing. 

• We need more data to identify issues unique to particu- 
lar groups such as frail elderly and working families. 

After working with the data, groups then began to wrestle 
with  its implications for the future of affordable housing and 
the future of the HDC community.  Participants developed 
their understanding of the implications by gathering in larger 
groups to look at the implications of the trends on individual 
organizations, the nonprofit sector and King County as a 
whole. The result was a surprising consensus around what 
would happen should the present trends continue.  They 
concluded that escalating pressures will lead to 

• A breakdown in the business and social community. 

• A deterioration of the affordable housing stock. 

• An erosion of political and government assets. 

• Competition between affordable housing providers and 
significant change in business models. 

• Increased privatization of public assets and programs. 

• A new focus on advocacy. 

Strategies 

It wasn’t long before the group clamored to begin working on 
how to solve the problem. While the final few hours of the 
day were spent on goal generating exercises, analysis of the 
flip charts and notes from the day by HDC staff revealed that 
woven into the day’s work was a constant stream of ideas on 
how to address the current trends. HDC staff distilled those 
goals and strategies into the following four principles: 

1. Reach out. Harness the capacity, prestige and 
growth of private sector development to increase 
the size of the affordable housing stock 

2. Advocate. Build greater public commitment to 
meeting the affordable housing need through advo- 
cacy and public education then leverage that sup- 
port towards specific, tangible goals. 

3. Evolve.  Adapt to a new strategic environment by 
changing the way we build units, operate our or- 
ganizations and capitalize on our assets. 

4. Build & Preserve. Ensure that we maintain the stock 
we have and that we build the stock we need. 

As the day closed, participants felt a clear sense that current 
trends were unsustainable and would only move us further 
from meeting the need for affordable housing throughout King 
County.  The above strategies emerged as a way to focus and 
guide our collective efforts over the coming months and years. 

What is Yet to be Done? 

In the days that followed the event, the HDC staff worked to 
pull together the flip charts, evaluations, comments and notes 
they gathered into a coherent record of the day. Then, working 
with the Table Captains from the retreat day, they began look- 
ing at the results of the day to find both what was successfully 
created, and what was missing. 

It was clear that the group had arrived at a consensus that 
business as usual is not enough. In fact, many in the group 
seemed to find that conclusion obvious rather than ground- 
breaking. In addition, there was a sense of communal educa- 
tion and that awareness was raised. 

When it came to what to do, however, gaps remain. The strate- 
gies that came out of the event were concrete, but lacked a 
central purpose. At the same time, the paths that these strate- 
gies pointed towards seemed somehow too similar to the di- 
rection the HDC community was already following. 

The question became clear, as the HDC staff worked with the 
Table Captains to look closely at the results, that what was 
missing was a clear picture of which horizon we want to point 
to. What is the future that we, as a sector, most prefer? We 
have to build a real consensus and make the hard choices 
necessary to give that horizon clear boundaries and definition. 
Then we can identify signposts along the way to that horizon 
and evaluate the strategies we develop based on how effec- 
tively they will close the gap between today and the future we 
want. Hopefully, we will innovate new strategies that will cre- 
ate the possibility for lasting change in the process. 

In order to better define that horizon we most want to see, 
HDC staff is working with the Table Captains, the board of 
directors, and volunteers from the retreat participants to fur- 
ther refine a bold statement of the future we prefer. Then, 
early in 2006 HDC members will reconvene to develop the 
four principles (reach out, advocate, evolve, and build & pre- 
serve) into a set of strategies that will effectively take us from 
today to our preferred future. 

The event on November 4 th was a success in that it made 
clear and apparent that the path we are on today is unsustain- 
able. We took a first stride towards defining the future and the 
methods to get there. The next step is to refine that into a bold 
and clear vision and to agree to a set of strategies which can 
bridge the gap between the sobering trends we see today and 
the possibility we imagine.
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JANUARY 18-22 CORPUS CHRISTI, TX 
National Workplace Giving Conference 
The National Association for Choice in Giving is holding a five day 
conference featuring fourteen different training sessions includ- 
ing new campaign development, harnessing the power of online 
communications and diversifying programs and services. More 
information can be found by visiting www.nacg.org. 

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 
will be available December 1 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 
National Community Development Lending School.   For more 
information visit 
http://frbsf.org/community/resources/events.html 

DECEMBER 5-9 SAN FRANCISCO, CA 
NeighborWorks Training Institute 
Recognized as the premier source for community development 
training, this conference offers a comprehensive range of 
courses and opportunities to learn from experts and peers in the 
community development field.  Call 800-438-5547 for more 
information. 

DECEMBER 7 SEATTLE, WA 
Housing Partnership Workshop 
Join the Housing Partnership for the State Power and Local Con- 
trol: Land Use and Housing in the 2006 Session and Beyond. 
This workshop will discuss what state government can and might 
do to promote housing availability and affordability at the local 
level.  For more information contact Michael Luis  425-453- 
5123 or email mluis@seanet.com. 

DECEMBER 15 SEATAC, WA 
Housing Partnership Workshop—Filling in the Spaces: Opportuni- 
ties in Urban Infill Housing 
The Housing Partnership is holding a workshop covering the 
relationship between the GMA and infill housing and the need to 
promote infill housing to meet fundamental growth management 
goals. Contact Michael Luis at 425-453-5123 for more informa- 
tion. 

Meet Don Pendleton, the new BUILT SMART program coordinator 
in the position formerly held by John Flynn at Seattle City Light. 
Energy Planning Supervisor Eugenia Morita says:  “Don has a long 
history in the conservation field.  Don worked at Snohomish PUD 
for fourteen years, both in residential new construction and retro- 
fit and supervising the Commercial/Industrial conservation staff. 
He also worked with BPA,  for several years as an energy consult- 
ant in Washington, D.C.  Don also consulted with the World Bank’s 
working group on energy, promoting energy efficiency in World 
Bank projects in developing countries. 

HDC Annual Meeting: Bylaws Changes 

Come enjoy lunch dessert treats while you vote on HDC 
bylaws changes, elect new officers and board members, 
and approve HDC dues for 2006.  State House Housing 
Chair Rep. Mark Miloscia (Federal Way) will talk about the 
housing priorities for the upcoming legislative session and 
how we as advocates can be most effective. 

Friday, December 16 
Noon to 1:30 p.m. 

Washington State Housing Finance Commission 
28 th Floor Board Room 
1000 Second Avenue 

Downtown Seattle 

Watch for details on the recommended bylaws changes 
and 2006 dues and budget.  Under the new bylaws pro- 
posal, the housing authorities would be come full voting 
members of HDC and the board would be enlarged. 

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

New Built Smart Coordinator 

New Seattle City Light Procedure for 
Nonprofit Housing 

HDC and SCL have developed a way to get better early informa- 
tion about SCL requirements and obtain a solid cost estimate. 
HDC member Ron Hopper (Stickney Murphy Romine) ably led 
HDC’s work group throughout the past six months to achieve 
these significant improvements. SCL director Jorge Carrasco and 
OH director Adrienne Quinn will announce the new procedure. 

January 10, 10 a.m. 
Room 4050/60 — 40th floor 

Muni Tower—700 Fifth Avenue 
Bring your engineers, architects and contractors!
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Employment Listings from Housing Organizations 
See www.housingconsortium.org for more current listings. 

Deadline for newsletter posting is 25th of the month. 
All prior postings are erased unless the posting organization renews its posting. 

Asset Management Program Manager, 
Housing Development Center 
Housing Development Center is seeking a Asset Management Program 
Manager to provide technical assistance & training to nonprofits to pro- 
mote the health of their affordable housing portfolios.  Facilitate industry 
network and analyze financials.  Please see: www.hdc1.org for full appli- 
cation info. 

Director of Human Resources, Housing Resources Group 
Housing Resources Group seeking an innovative and dedicated Director 
of Human Resources.  Will plan, develop and manage HR programs in 
the areas of employee relations, recruitment and retention, compensa- 
tion and benefits, performance management etc.  To apply for this posi- 
tion please send cover letter and resume to jobs@hrg.org.  Please see 
website www.hrg.org for a full job description and additional info. 

Assistant Energy Management Analyst, Seattle City Light 
Seattle City Light Community Conservation Section is looking for an Assis- 
tant Energy Management Analyst for its Built Smart Affordable Housing 
Program.  This position works with nonprofit low income housing develop- 
ers, architects and designers to inform them of the benefits of energy 
conservation.  Visit www.seattle.gov/jobs for more information and detail 
on applying. 

Loan Analyst, HomeStreet Bank 
Experienced Loan Analyst wanted to partner with our Community Lending 
Manager in the Income Property Group.  You would underwrite/analyze 
projects including apartments, mixed use and commercial properties, with 
construction, bridge and term financing.  Must believe in community de- 
velopment work, have BA/BS in finance, economics or a related field; 
minimum 5 yrs exp.  Call Shannon Drohman for info 206-389-4416 
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In recent years, real wages have not kept up with inflation, 
falling 0.3% since 2003.  As real wages continue to fall and 
housing costs continue to increase, more strain is placed 
on those served by affordable housing providers. 

45% of Seattle renters, 
nearly 60,000 households, 
were living in rental 
properties they could not 
afford in 2003. 

State median income rose 
to a peak of $54,000 in 
1998, then fell to below 
$45,000 in 2001 and 
remained nearly level in 
2004. 

The Future of The Field: 
A look at the Trends Affecting Affordable Housing


