CITY OF ALEXANDRIA
HOUSING MASTER PLAN

PART I: COMMUNITY ASSESSMENT REPORT
| INTRODUCTION

This section will provide a 1-page description of the project, and outline the contents of the community
assessment document.

I EXECUTIVE SUMMARY

This section will provide a “highlights” section breaking down the contents of the whole community assessment
document into 2-5 pages.

1] COMMUNITY ANALYSIS
A. Socioeconomic Conditions

The RKG Team will detail the data collected and used to analyze the socioeconomic conditions in Alexandria, as
they relate to the goals and purpose of the Housing Master Plan process. These areas include:

Population
Age

Race
Households
Income

A

The data for each of these topics will be included in the report and supplemented with an analysis on the
potential impact to affordable housing in the City.

B. Homeless and Special Needs Assessment

The RKG Team will provide a detailed assessment of the data presented in the July 1* public meeting to address
the real and perceived supply and demand issues surrounding the homeless and special needs community. This
section will include both statistical and anecdotal assessments.

C. Implications and Recommendations

The RKG Team will provide a detailed discussion on the ramifications of the findings about the City’s
socioeconomic trends and projections.

IV HOUSING AFFORDABILITY ANALYSIS

The RKG Team has assessed the housing market within Alexandria to better understand the state of affordability
for City residents. The analysis details the current supply of affordable housing as well as the demand for
affordable housing by existing City residents. The narrative follows the September public meeting approach to
breaking down the need for affordable housing and which specific market segments require the greatest
attention (both in volume and in cost).



A. Housing Market Assessment

The housing market assessment is a review of the current conditions, as identified through field research,
interviews with local real estate professionals and an assessment of available data sources (i.e. MLS).

B. Pricing Analysis

The RKG Team assessed current and past pricing for housing by housing type and location within the City. This
assessment establishes the context for defining affordability from the supply side. The RKG Team utilized City
property assessment data, the Office of Housing’s rent survey and field research to identify pricing for both
ownership and rental housing in the City.

C. Affordability Analysis

The RKG Team compared the demand data (socioeconomic analysis) with the supply data (pricing analysis) to
determine the relative level of affordability within the City. The RKG Team utilized current-level HUD-prescribed
affordability thresholds to define the income/price break points and assess the total households that have the
ability to pay at that level and the number of units affordable at that level (both ownership and rental).

D. Housing Needs Assessment

The housing needs assessment is an extension of the affordability analysis, as need is determined in market
segments and income levels where demand is greater than the supply. This narrative details each segment where
there is need.

E. Future Demand Analysis

The future demand analysis accounts for likely changes in demand (projections provided by nationally-recognized
data vendors) and supply (proposed development and redevelopment projects impacting affordable housing).
The assessment focuses on any likely changes over the next five years and the potential impact that may have.

F. Financial Feasibility Analysis

The RKG Team developed a complex model that calculated a “gap” estimate for housing priced to accommodate
households earning below AMI income levels. This section details the approach to creating this model and the
results of the model. The analysis will highlight the impacts of different types and locations of development on
affordability and the cost/revenue differentials from market-rate housing.

G.  Key Stakeholder Interviews

The RKG team held a series of interviews with real estate professionals about the Housing Master Plan and
affordability in the City. This section details that process and provides a cumulative breakdown of the responses
and how they potentially should affect the Housing Master Plan.

H.  Implications and Recommendations

The RKG Team will provide a detailed discussion on the ramifications of the findings about the City’s
socioeconomic trends and projections.



\' PHYSICAL ASSESSMENT
A. Neighborhood Assessment

The RKG Team took a detailed look at each small area within the City to gauge the benefits and barriers to
accommodating affordable housing. The analysis reflected upon issues including:

1. Key barriers to entry
2. Key stakeholder interview results
3. Key (re)development site identification

This section provides a detailed understanding of issues and opportunities surrounding affordable housing.
B. Urban Form Analysis

In addition to the neighborhood assessment, the RKG Team performed a spatial and architectural assessment of
the potential for and obstacles to accommodating affordable housing on a structural basis. This effort focused on
issues such as adaptability, rehabilitation, and reactivation of land and buildings. The results are assessed
through:

Current Conditions

Barriers to Rehabilitation
Barriers to Redevelopment
Barriers to New Development
Adaptive Reuse Potential
Concepts for Affordable Housing

ouhwnNeE

C Implications and Recommendations

The RKG Team will provide a detailed discussion on the ramifications of the findings about the City’s physical
assessment.

Vi REGULATORY ENVIRONMENT

A. Local and State Policy Inventory

The RKG Team analyzed the regulatory environment in Virginia and Alexandria to assess the impacts current laws
and policies have on the City’s ability to support or encourage affordable housing. The RKG Team reviewed
existing programs in place, identified barriers to affordable housing development, and identified opportunities for
new policies that could support the preservation and development of affordable housing.

B. Assessment of Existing Incentive Programs

Similar to the policy inventory, the RKG Team reviewed the existing incentive programs available for affordable

housing project in Alexandria (both locally and non-locally funded). This effort provided the framework for the
recommendations included in the implementation document.



C. Implications and Recommendations

The RKG Team will provide a detailed discussion on the ramifications of the findings about the City’s regulatory
environment.

VIl  CIVIC ENGAGEMENT STRATEGY

This section provides the agendas, minutes and findings from each of the public meetings held as a part of the
Housing Master Plan process. The notes and information available on the City’s website will serve as the basis for
this section.



CITY OF ALEXANDRIA
HOUSING MASTER PLAN

PART II: IMPLEMENTATION STRATEGY
| INTRODUCTION

The City of Alexandria Office of Housing embarked on a comprehensive effort to better understand the past,
current and projected climate for affordable housing more than three years ago. The initial effort culminated in
the Affordable Housing Initiatives Work Group (AHIWG) final report to the City Council in 2009. This report
accurately portrayed the state of the housing market for households earning below the HUD-defined workforce
and affordable income levels:

Due to market and development pressures, the City of Alexandria faces a severe shortage of
affordable and workforce housing. Since 2000, there has been a sharp decline in both committed
and market affordable rental units, as well as in opportunities for affordable homeownership by
individuals and families earning between 60 and 80 percent of median income. This situation
makes it harder for City and school employees, as well as other members of the local workforce, to
live in Alexandria.

There are great disparities between the salaries offered to work in Alexandria and the existence of
housing affordable to this work force. This disparity exasperates traffic in our city and the region.
There are also great disparities between salary levels and the number of affordable housing
opportunities for people living in our city. The City’s commitment to producing and preserving
affordable housing is challenged by a dwindling pool of available resources at the federal, state
and local levels, along with the current turmoil in the financial markets. The trajectory of
Alexandria’s housing market threatens the community’s diversity, as well as its long term
economic sustainability.

The AHIWG report focused on the state of affordable housing and made a number of recommendations related to
planning and development. Adopted by City Council in June 2009, it provided the foundation for the Office of
Housing and its consulting team to develop a more focused and detailed Housing Master Plan (HMP). This master
plan brings together the findings of the initial effort, research focusing on economic, market, social and
regulatory strengths and concerns, input from the community as a whole and focused work sessions with public,
non-profit and private stakeholders. The following narrative details the goals and objectives that should guide the
City’s short-term, mid-term and long-term efforts to preserve and promote affordable and workforce housing
within the City.

This document concludes with a series of implementation recommendations that will enhance the City’s
“toolbox” of initiatives and capabilities to meet the goals and objectives stated herein. Within these
recommendations, there are detailed descriptions of the action steps for the City to enact each tool, prioritize its
efforts, potential funding sources for such efforts, and benchmarks by which the City can measure the viability of
each action.

I COMPREHENSIVE PLAN LANGUAGE

A. Current Market Conditions

1. Supply



This section will detail the current and past supply of housing at the various affordability levels for rental
(30/50/60/80%) and ownership (80/100/120%) units. The rental housing analysis breaks down the units by
bedroom count, utilizing the 2-person household income levels (as presented in September and again in January).
The analysis will identify the public-assisted housing and focus on changes in the market rate housing since 2000.
The ownership analysis will focus on units by fee-simple and condominium and show relative affordability.

2. Demand

This section will detail the current demand for rental and ownership housing within the City of Alexandria by
utilizing the existing City housing population numbers. The rental demand focuses solely on rental households
currently in Alexandria; the ownership analysis includes all ownership households and a portion of those rental
households that have the desire and capacity to purchase ownership units. The data used here is the same as
presented in September and again in January.

B. Housing Affordability Assessment

1. Current Housing Affordability

This section will briefly show the impact of comparing the demand for housing (by income level) to the current
supply of housing affordable to those incomes. The data used will be the same as presented in September and
again in January. The analysis will show the substantial lack of affordable and workforce housing within
Alexandria, particularly at the 30%, 50% and 60% thresholds.

2. Projected Affordability

This section will briefly show the projected changes in supply and demand for affordable and workforce housing
within Alexandria. Simply put, the existing disparity between supply and demand will continue to grow as
redevelopment efforts consume more affordable housing (under current regulatory policies) and incomes do not
keep up with the declining supply/growth in CPI.

C. Groups With Special Needs

This section will highlight the findings presented in the reference document about the current state of housing
available to persons with special needs. The discussion will address physical needs as well as socioeconomic
needs. The results will be the same data presented at the July meeting.

D. Affordable Housing Goals and Objectives

NOTE: Each goal will have a series of objectives, each with a projected annual and/or one-time cost.

GOAL #1 - To preserve all existing subsidized and all market rate affordable rental housing units within the City

Based on the Housing Master Plan analysis, there are 3,702 publicly assisted units affordable to households
earning below 80% of AMI and 10,067 market-rate housing units affordable to households earning below 60% of
AMI. As such, the Housing Master Plan encourages that the City take aggressive steps to preserve the remaining,
existing units.

Specific objectives under this goal will address the preservation/replacement of Resolution 830 housing, other
publicly assisted units, and market affordable units, including market affordable units under consideration for
redevelopment.



GOAL #2 - To encourage the development of new affordable and workforce rental housing units, in specific
market segments where there is unmet demand within Alexandria, with priority for housing units priced to
support households at 50% of AMI and below

Throughout the Housing Master Plan process, it has been noted that the greatest opportunity to deliver new units
is to have them incorporated into new, larger development projects. Along with this approach, there are other
avenues by which the City can promote the development of new affordable and workforce housing, as part of
their development project

Specific objectives under this goal will address policies and programs designed to result in the development of
new affordable and workforce housing.

GOAL #3 — To assist households seeking homeownership to prepare for the financial and other responsibilities
of owning property

While not all households seek to or will achieve homeownership, there are those households that could thrive in
an ownership opportunity if given the guidance and initial financial assistance. The City should continue to
provide and enhance its role in assisting those households with the desire and facilities to achieve
homeownership, as well as to assist current homeowners with limited incomes to rehabilitate their homes.

Specific objectives under this goal will address home purchase assistance and home rehabilitation assistance for
owner-occupied units.

GOAL #4 - To provide households who are elderly, have physical or other disabilities, or are homeless the
opportunity of choice in selecting safe, quality housing throughout the City of Alexandria

The Housing Master Plan effort has revealed there are limited choices for groups that have special needs. Asa
result, the City should undertake an effort to increase the amount of rental housing that serves persons with
physical, social or psychological needs, or who are elderly or homeless. In many instances, persons in these
categories have extremely low incomes, and their primary need is housing that is deeply discounted (or
subsidized) from market rents. New units for these populations should be located in a manner that provides them
with adequate access to transportation and appropriate services.

Specific objectives under this goal will address the provision of housing opportunities suitable for the populations
named above.

GOAL #5 — Enhance the awareness of the entire community about the need for and benefits of affordable
housing as well as the opportunities that exist within the City

Public support is paramount in gaining the financial resources to work towards reducing the current gapbetween
the supply and demand for affordable and workforce housing. The City should continue its outreach to key
stakeholders involved in preserving and developing affordable housing. To this end, information should be
complete and readily available for review through a variety of mediums.

Specific objectives under this goal will address the collection and dissemination of housing information, and
outreach to landlords.

POTENTIAL ADDITIONAL GOALS (NOT ADRESSED IN PREVIOUS HOUSING MASTER PLAN SESSIONS):
Fair Housing; Physical Condition of Housing

E. Goals Matrix



The goals matrix will be provided as part of the implementation report. It breaks down the narrative description
of the goals and objectives into an easier-to-understand tabular format.

F. Funding
To be completed
]| ACTION PLAN

The action plan is designed to provide the recommendations on how to equip the City to better meet the goals
and objectives stated in the previous section of this document. This section details the “who, where, when and
how” of the implementation report that complements the “what and why” from the previous section.

A. Priority Action Summary

The first portion of the action plan focuses on those particular efforts that the RKG Team believes deserve the
City’s immediate attention. This section will provide a more detailed narrative about the approach and benefit of
these particular actions.

B. Implementation Tools

This section provides a detailed description of each tool enhancement or new tool that the RKG Team
recommends. This section will address each tool, providing an understanding of what it is intended to accomplish,
action steps to develop and deliver the tool and applicability of the tool. Each tool will be detailed independently.

C. Implementation Matrix

The implementation matrix breaks down the narrative description of the proposed changes and additions to the
tools recommended by the RKG Team (and their action steps) into an easier-to-understand tabular format.



