

















| DRAFT IMPLEMENTATION TOOLS ALEXANDRIA, VIRGINIA HOUSING MASTER PLAN

NAME:
Energy Efficiency Improvements

TOOL DESCRIPTION:
Provide incentives tied to making affordable housing more
energy efficient

NEED AND BENEFIT:

Low and moderate income families typically live in older, less
energy efficient homes. Loans to Improve residential energy
efficiency can be both an affordable housing preservation tool
as well as an educational outreach tool. Energy efficiency
improvements to older homes and apartments will not only
reduce energy consumption and provide lower energy costs for
homeowners and tenants, but will also improve the condition of
the homes and help the City meet important community goals
for reducing residential energy use. Such a program may
include financing to offset the cost of retrofits, workforce
training to conduct energy audits, installing energy efficient
components, and a consumer education component. -

The education component of this initiative can serve to dispel
misconceptions about the costs and the benefits associated
with energy efficiency and sustainable home improvements.

The educational component can also be used to promote .
energy saving strategies to reduce energy consumption, and to

engage the consumer in tracking their energy use to ensure that
energy efficient features are performing at optimal energy
levels to deliver the maximum return on investment.

CHALLENGES:
The largest challenge to implementing this tool is the creation of

the education materials and implementing a comprehensive |

outreach effort. This tool should be incorporated under the
outreach coordinator position described as part of another
recommended tool.

In addition to tying in existing programs such as the home rehab
efforts, the City could consider tying additional financial
incentives to assist in defraying initial capital costs for the
improvements. For example, The City could use providing tax
abatements/rebates for improvements to units housing income-
qualified individuals.
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LEAD PARTNERS:

Office of Housing

Rebuilding Together Alexandria
TES

Private lending partners

PROJECTED COST:
Initial Investment: $10,000 to $20,000
Annual Operation: $5,000 to $10,000

REVENUE SOURCES:
Private financing, Energy Star Mortgages, Corporate donations
of energy efficient appliances,

ACTION STEPS:

STEP 1:

Develop education materials and comprehensive outreach
effort to education property owners on the benefits of energy
efficiency and its connection to affordable housing.

STEP 2:
Implement outreach to garner interest in participating in the
energy efficiency program.

STEP 3:
Obtain utility baseline data to set benchmarks for pre-retrofit
energy usage and evaluation post retrofit.

STEP 4:

Conduct pre-retrofit energy audits for existing homeowners and
property owners. Assign contractors to install energy efficient
components and appliances.

STEP 5:

Track monthly energy usage and complete energy analysis at
six-month intervals.
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NAME:
Home Purchase Assistance Loan
Program Enhancements

TOOL DESCRIPTION:
Enhance the City’s purchase loans program related to the
acquisition of affordable housing

NEED AND BENEFIT:

The City’s current Homeownership Assistance Program and
Moderate Income Homeownership Program should be
enhanced to provide post-purchase counseling to assist lower
income homeowners to prepare for homeownership, to provide
sustainable homeownership opportunities, and to create
streams of revenue to allow the City to serve more qualified
households.

The current program is very effective at supporting the |

households who have used the program, but could benefit from

some modifications to the manner in which the loans are

granted and recovered. The following recommendations are

intended to help improve the application of the program

without damaging its effectiveness.

=  loansshould be made for a maximum of 30 years, with a 5- |

year performance review horizon to ensure the participant
remains qualified for the assistance. At that time, the

Office of Housing will have the option to extend the non- |

payment or convert the loan into a performing loan.

* In order to protect the City’s Investment, the City loan |
should not exceed 50% of the total appraised value of the |

structure.

= At time of sale, the City should recover its initial |

investment plus it's pro rata share of the appreciation

rather than “discounting” the unit sale price for the next

buyer. The appreciation could be used to incentivize the
next buyer or be reprogrammed to a new loan.

L] If an owner refinances the loan, the new loan should not

exceed the owner’s initial investment plus the owner’s pro
rata share of the appreciation.

CHALLENGES:

There is a delicate balance between providing a “hand up” and a
“hand out” in terms of assisting modest-income households to
obtain homeownership.  The City needs to ensure all
programmatic changes do not deter potential applicants from
participating while protecting the City’s investment and
encouraging quicker reallocation of these funds to help more
households. Any changes to the program should be monitored

carefully and reviewed to ensure they are meeting the stated

goals.
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ACTION STEPS:
STEP 1:

Modify loan program policies and procedures pursuant to these
recommendations and adjusted through the consideration
process.

STEP 2:

Increase scope and funding to the homeownership education
program, soliciting outside assistance in the financial
assessment and strategy

STEP 3:

Provide initial City Investment, utilizing loan repayment,
Housing Trust Fund and other funding sources to augment in
future years

STEP 4:
Establish the Loan Consortium and enable it to operate and
oversee the Home Purchase Loan Program

LEAD PARTNERS:
Office of Housing; Alexandria Loan Consortium

PROJECTED COST:
Initial Investment: $500,000 to $1,000,000

Annual Operation: Added as funds are available

REVENUE SOURCES:
CDBG, Housing Trust Funds, NSP Program Income, Loan
Consortium
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NAME:
Home Rehabilitation Loan Program
Enhancements

TOOL DESCPRIPTION:
Enhance the City’s existing rehabilitation loan program related
to modernizing and improving affordable housing.

NEED AND BENEFIT:
The Home Rehabilitation Loan Program should be enhanced to
better allow the City to serve more households.

The current program is very effective at supporting the

households who have used the program, but could benefit from

some modifications to the manner in which the loans are
granted and collected. The following recommendations are
intended to help improve the application of the program
without damaging its effectiveness.

=  The Program should be expanded to offer reduced levels of
assistance to households between HUD’s 80% of AMI and
the mathematical 80% of AMI.

= Such loans should be made for a maximum of 30 years,
with a 5-year performance review horizon to ensure the
participant remains qualified for the assistance. At that
time, the Office of Housing will have the option to extend
the non-payment or convert the loan into a performing
loan.

=  The Program should offer a smaller energy efficiency loan -

component that focuses on reducing residential energy
use. Such loans can have the added value of reducing the

monthly heating and cooling costs for lower income City |

homeowners but also helps meet established goals of
Alexandria’s Eco-City Action Plan.

CHALLENGES:
There is a delicate balance between providing a “hand up” and a
“hand out” in terms of assisting modest-income households to

obtain homeownership. ~ The City needs to ensure all

programmatic changes do not deter potential applicants from
participating while protecting the City’s investment and
encouraging quicker reallocation of these funds to help more
households. Any changes to the program should be monitored
carefully and reviewed to ensure they are meeting the stated
goals.
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ACTION STEPS:

STEP 1: )

Expand list of potential homeowners through outreach and
advertisement.

STEP 2:
Modify loan program policies and procedures inclusive of rehab
guidelines.

STEP 3:

Establish initial City investment into the fund, utilizing grant,
Housing Trust Fund and other revenue sources to augment loan
pool amount over time.

STEP 4:
Establish the Loan Consortium to operate and oversee ongoing
loans for the Homeowner Rehab Loan Program.

LEAD PARTNERS:

Office of Housing; TES
Planning and Zoning
Alexandria Loan Consortium

PROJECTED COST:
Initial Investment: $500,000 to $1,000,000

Annual Operation: Added as funds are available

REVENUE SOURCES:
CDBG, Housing Trust Funds, NSP Program Income, Loan
Consortium
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NAME:
Housing Choice Vouchers

Outreach to Landlords

TOOL DESCRIPTION:
Assist ARHA in its efforts to promote acceptance of the Housing
Choice Voucher (HCV) program by private market landlords.

NEED AND BENEFIT:

The City should continue and enhance its involvement in ARHA
outreach to private landlords to promote participation in the
HCV program.

CHALLENGES:
XXX
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IMPLEMENTATION SCHEDULE:
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LEAD PARTNERS:
City of Alexandria Office of Housing
ARHA

PROJECTED COST:

Initial Investment: N/A
Annual Operation: N/A

REVENUE SOURCES:
City of Alexandria General Fund

ACTION STEPS:

STEP 1:

Continue and enhance collaboration with ARHA in efforts and
workshops to increase, maintain and educate landlord
participation in the HCV program.
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NAME:
Incentive Housing District —
Development (DIHD)

TOOL DESCRIPTION:
Establish an overlay district that authorizes specific incentives
for new development projects providing minimum levels of
affordable housing.

NEED AND BENEFIT:

Many local jurisdictions are adopting codes that promote the '

development affordable housing in designated
growth/redevelopment areas. These areas often provide a

particular set of attributes that are beneficial to modest income '

households, such as public transit access and proximity to
personal and social services. In some cases, cities and counties
are offering variations of existing policies that provide greater
flexibility and/or incentives for the provision of affordable
housing. Within Alexandria, this approach could apply to such
policies as bonus densities, fee waivers, streamlined review
processes or other incentives to encourage the development of
workforce and affordable housing within a Development
Incentive Housing District (DIHD).

Similar to the Preservation Incentive Housing District concept,
the DIHD are geographic areas experiencing and/or are

projected to experience substantial (re)development and meet

certain criteria that make these areas ideal for the provision of
workforce and affordable housing.

Recommended criteria defining a DIHD include:

= Areas where more than 25 units are being delivered within :

a % mile radius.

= Areas within % mile of a Metro station or % mile of a
Dash/Metrobus stop.

= Areas where current zoning allows, encourages or
promotes (re)development at a density level greater than
20% above the -current use and/or underlying zoning
district.

=  Areas deemed “high priority” or “special case” by the

Office of Housing and the City Council.

CHALLENGES:

There is a high sensitivity within the City of Alexandria on
placing labels on individual neighborhoods. As such, the City
should focus on establishing the criteria to determine whether a
property/project qualifies for this program rather than hard
geographic boundaries. In addition to removing the impact of
labeling an area, the criteria approach remains flexible as
market conditions, public policy (local, state and federal) and
development continues to reshape the City.
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IMPLEMENTATION SCHEDULE:
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LEAD PARTNERS:
Planning and Zoning Department
City Council

PROJECTED COST:
Initial Investment: 80 to 200 Staff Hours
Annual Operation: SN/A

REVENUE SOURCES:
N/A

ACTION STEPS:
STEP 1:
Adopt concept through Housing Master Plan Process

Step 2:

Work with City Council, Planning Commission and Planning and
Zoning to review recommended criteria and establish final
criteria for implementation.

STEP 3:

Adopt policy including finalized designated criteria that will
trigger the implementation of this policy to promote workforce
or affordable housing.

STEP 4:

Enact language in existing and proposed (and adopted) tools to
allow special application for the delivery of affordable housing
within the designated DIHD area
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NAME:

Mixed-Use Public Asset Policy

TOOL DESCRIPTION:
A policy requiring/encouraging the incorporation of affordable
housing into appropriate existing city-owned real estate assets.

NEED AND BENEFIT:

The City has already shown that combining public uses with
affordable housing can produce results. The Station at Potomac
Yard has successfully combined a fire station and affordable
housing with award winning results.

Building on this experience, the City should inventory and assess
its real estate assets to determine the potential for following
the example at The Station. All assets should be considered

including built assets such as emergency service facilities

(police, fire, EMT...), libraries and schools as well as
undeveloped assets such as rights-of-ways and undeveloped
parcels.

Once the assessment is complete, the City should seek to

develop public private partnerships with development entities
to (re)develop these properties to incorporate a mix of
affordable housing with the existing use.

Particular sensitivities should be taken for certain asset types.

For example, development at school sites could be focused |

towards housing for seniors.

CHALLENGES:
Not all of the City’s assets are conducive for redevelopment
and/or appropriate for inclusion of affordable housing as part of

the site. For example, the City Hall property is not a location

that merits alteration to accommodate affordable housing.

While this distinction is clear in certain cases, it is not as clear
for others. The determination of “appropriate” will need to be
made on a case by case basis with input from a variety of City
stakeholders. To this end, a task force of the key stakeholders
should be convened to review each City-held property.
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IMPLEMENTATION SCHEDULE:
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LEAD PARTNERS:

Office of Housing

Planning and Zoning Department

City administration

Various City departments

Non-Profit Affordable Housing Developers

PROJECTED COST:
Initial Investment: $20,000 to $50,000
Annual Operation: N/A

REVENUE SOURCES:
City general funds

ACTION STEPS:
STEP 1:
Establish stakeholder task force to review all City land holdings.

STEP 2:

Inventory all City-owned assets for the potential to be
redeveloped as mixed-use properties. Properties to be
considered include emergency services, libraries, schools and
community facilities.

STEP 3:

Submit request for proposals to solicit a development partner to
reposition these public assets with a mixture of affordable
housing and the existing use.
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NAME:
Parking Requirements for Substantial
Rehabilitation Projects

TOOoL:

Change current regulatory policy to exclude rehabilitation
projects that include affordable housing from having to meet
current parking ratio requirements if the rehabilitation costs
exceed 33% of the existing building value. -

NEED AND BENEFIT:

The City currently requires property owners seeking to
rehabilitate existing developments to meet current parking
codes if the cost of the renovation exceeds 33% of the current
building value. This regulation creates a substantial challenge to
providing affordable housing, particularly if the property being
rehabilitated is an existing affordable housing development.
Simply put, the policy is contrary to the City’s stated mission to
preserve and protect existing affordable housing.

Based on the results of the Housing Master Plan analysis, the °
Consultants would recommend that the policy be abandoned all |

together due to its potential harmful impacts on rehabilitation
projects. However, for the purposes of the Housing Master
Plan, the recommendation focuses on having affordable housing

projects excluded from this requirement, as the data analysis '

indicates that more modest-income households tend to have
fewer cars per unit than currently required by code.

CHALLENGES:
The biggest challenge is garnering support to reduce parking

requirements. Strategic education and outreach efforts will be

needed in coordination with the implementation of this tool.
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LEAD PARTNERS:
Planning and Zoning Department

PROJECTED COST (per unit basis):

Initial Investment: 40 to 80 Staff Hours

Annual Operation: N/A

REVENUE SOURCES:
Zoning Incentives (as alternate funding mechanism)

ACTION STEPS:

STEP 1:

Garner support for the exemption from the ‘parking
rehabilitation policy for affordable housing projects.

STEP 2:

Rewrite the existing policy to remove projects that provide a
minimum threshold of affordable housing as part of the
rehabilitation effort.

STEP 3:
Enact the policy change, continuing to work to have the
overarching policy removed or substantially reduced in scope.
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NAME:
Tax Abatement Policy

TOOL DESCRIPTION:

Enact a policy that provides a form of tax abatement for new

development and rehabilitation of affordable housing.

NEED AND BENEFIT:

In order to keep housing affordable to priority income groups,

the City will need to utilize all tools to lowering capital,

operating and debt service costs. One component of the |

operating expense is the amount of property tax the property
owner of the affordable unit must pay. Any savings on property

tax expenses will help stretch the operating budget for such .

essentials as utilities, insurance, maintenance, etc.

Both the Virginia Code and the City Charter provide for limited
waivers of property taxes for individual properties. The local |

government has the authority under Section 58.1-3220 to
provide a tax exemption equal to the increased value of a
property resulting from rehabilitation and/or redevelopment.

Some Virginia communities have created programs to provide a
partial property tax exemption for rehabilitated rental
properties. Based on adopted policies, a property owner who

moderately improves or modernizes older properties could -

receive a partial exemption for up to 15 years for each unit
committed to serving households earning below 50% of AMI.
Applications should include:

=  Income qualified homeowners making renovations and/or
additions to their homes

= Property owners who serve households earning below 50% |
of AMI that are seeking to redevelop/rehabilitate their

structure

=  Property owners who will serve households earning below -

50% of AMI seeking to build new housing

CHALLENGES:

Given the current fiscal and financial conditions within
Alexandria, creating a policy that delays collection of new tax
revenues for a determined period of time likely will draw
concern from some community stakeholders. As such, the
policy should be crafted in a manner that ensures any
abatement/rebate is tied to a project meeting a minimum
threshold for affordable housing. The Consultant recommends
a sliding-scale approach that increases the abatement maximum
for projects serving the most modest incomes (i.e. below 40% of
AMI).
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IMPLEMENTATION SCHEDULE:
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LEAD PARTNERS:
City Administration
City Council

PROJECTED COST:
Initial Investment: $0 to $10,000 (policy)
Annual Operation: Up to $50,000 per unit

REVENUE SOURCES:
General Fund (Indirect spending)

DISCRETE ACTION STEPS:

STEP 1:

Alexandria Office of Housing distills low income housing priority
needs from Housing Master Plan and presents findings to City
Administration, City Council.

STEP 2:
Housing Office in conjunction with Real Estate Assessment
Office and City administration, prepare draft policy covering -
various forms of property exemption/rebate options for priority
affordable housing units.

STEP 3: ‘

City Council conducts informal study sessions and formal
hearings prior to adopting tax reduction policy to enhance
financial stability of priority affordable housing units. |






