eighborhoodl

www.NeighborhoodInfoDC.org

DisTtricT oF CoLumMBIA HousING MONITOR
WINTER 2008

In this issue:

e Housing Market Update

 Affordable Housing Update

e Special Focus: Tracking Subsidized Housing

IN THE SPOTLIGHT

Housing Developments
*  Public Housing only f =
= Section B only )
+  Section 8 and ofher subsidies 4 i
& Low Income Housing Tax Credits only R
+  LIHTG and bonds only ‘e wneb
HOME only * et
= CDBG only . ':: .
+ Housing Production Trust Fund only
All other combinations

|:| Wards

Spurce: Mabonal Low income Mowsing Coaktion Howsming P Catsiog By Mgt v O,




About the authors of this issue of the District of
Columbia Housing Monitor

Peter A. Tatian is a senior research associate at the
Urban Institute’s Center on Metropolitan Housing and
Communities and director of NeighborhoodInfo DC.

G. Thomas Kingsley is a principal research associate at
the Urban Institute’s Center on Metropolitan Housing
and Communities.

The authors would like to thank Patrick Simmons, Keith
Wardrip, and Martine Combal for reviewing and com-
menting on earlier versions of this report.

Neighborhoodinfo DC is a partnership between the Urban Institute
and the Washington, D.C., Local Initiatives Support Corporation to
provide community-based organizations and citizens in the District
of Columbia with local data and analysis they can use to improve
the quality of life in their neighborhoods. The Fannie Mae Founda-
tion funds NeighborhoodInfo DC to produce the District of Columbia
Housing Monitor.

©2008 Fannie Mae Foundation

All Rights Reserved.

The Fannie Mae Foundation, through its publications and other
programs, is committed to the full and fair exposition of issues
related to affordable housing and community development. The
opinions expressed in this publication are those of the authors and
do not necessarily represent the views of the Fannie Mae Founda-
tion or its officers or directors.



The quarterly District of Columbia Housing Monitor
uses the most recent available data to illuminate hous-
ing market and affordable housing trends in the city. In
addition, each report includes a special focus section
that analyzes, in greater depth, developments shap-
ing the Washington, D.C., housing landscape. In this
issue, the special section uses comprehensive data on
assisted housing units to track the supply of affordable
housing in the city’s wards.

The information presented in this report is supplement-
ed by data provided on the NeighborhoodInfo DC web
site (http://www.NeighborhoodInfoDC.org/housing).

Key findings include the following:

 Sales of condominiums remained steady in the
first two quarters of 2007, but volume was lower
than one year earlier. Sales of single-family homes
were also down from the prior year. Sales prices
of houses were up over the year, while condo-
minium prices fell. Sales data through the second
quarter of 2007 presented a mixed picture of the
District of Columbia housing market. Condominium
sales were steady, but lower than a year ago, while
sales of single-family homes have fallen sharply.
Prices of both single-family homes and condomini-
ums went in different directions over the previous
year. The median sales price of a single-family
home was $500,000 in the second quarter of 2007,
up 6.6 percent in real terms from the second quar-
ter of 2006. The median price of a condominium
unit, $375,000 in the second quarter of 2007, fell 2.0
percent from the second quarter of 2006.

Monthly real estate listings for condominium and
cooperative units were lower, on average, than in
2006. Housing units for sale also spent more time
on the market in 2007. Average monthly real es-
tate listings for single-family homes grew in 2007,
while listings for condominium and cooperative
units fell. Listings per sale for single-family homes
grew throughout 2007, rising from 4.4 listings

per sale in the first quarter to 7.3 listings per sale
in the last quarter. Houses listed for sale in 2007
spent more time on the market before being sold
than did homes listed in 2006.

Second-quarter sales prices of single-family
homes were down in most wards from the previ-
ous year. The largest price decline was in Ward
2, the ward with the highest-valued homes, while
real prices grew in Wards 4 and 8. Condominium
prices across the city continued to show more

volatility than home prices, with both declines and
increases across the wards. The median home
price in Ward 2 was $877,000 in the second quar-
ter of 2007, down 20.1 percent in real terms from
the second quarter of 2006. Prices fell in all other
wards over the year, except in Ward 4, which grew
7.7 percent, and in Ward 8, which grew 1.2 percent.

Construction of new housing units was on a
slower pace during 2007 than in 2005 or 2006, but
was still greater than in recent years prior to 2005.
Building permits in 2007 included a relatively large
share of new single-family homes. Home building
remained strong through 2007, although the pace
of new construction has slowed from a recent high
in 2006. Almost three-quarters (73 percent) of the
planned new housing construction in 2007 was
for units in Wards 1, 6, and 8. About 28 percent of
the permitted new units for 2007 were for single-
family homes, a dramatic change from 2006, when
fewer than 1 percent of the units permitted were
in single-family housing.

Cumulative losses of Section 8 housing totaled
1,995 units through June 2007. As of January 1,
2008, the District of Columbia had 9,966 active
housing units subsidized under Section 8 and
other federal multifamily programs. A total of
1,995 units have been lost to the Section 8 pro-
gram since 2000, representing about 15 percent of
the city’s Section 8 housing stock.

Almost 35,000 units of subsidized, affordable hous-
ing exist, or are in development, in the District

of Columbia, and 9,772 households benefit from
housing choice vouchers, a portable subsidy not
tied to a particular housing unit. According to data
compiled by the National Low Income Housing
Coalition, 34,981 (£255) units in 275 housing devel-
opments in the District of Columbia are affordable
under a variety of project-based subsidy programs.
The largest number of units in a single subsidy
category, 7,384 units, are in traditional public hous-
ing. Another large share of subsidized units benefit
from project-based Section 8 subsidies alone (4,527
units) or in combination with other programs (7,504
+ 69 units). These units are of particular importance
for preservation. About 9,772 households in the city
use housing-choice vouchers to help pay their rent;
some of these vouchers may be used in combina-
tion with project-based housing subsidies and so
do not necessarily represent a net increase in as-
sisted households.



» Ward 8 has by far the largest share of project-
based housing units, as well as the largest
number of voucher households. Over 11,000 units
in subsidized housing projects are located in Ward
8, almost twice as many as in the second highest
area, Ward 7. Ward 8’s total represents about a
third of the affordable project-based housing units
in the city.

» Taxable corporations and partnerships, most likely
for profit entities, account for the largest share of
property owners of project-based subsidized hous-
ing. The second largest share of units is owned
by the D.C. government, followed by community
development corporations and other nonprofit
housing providers. In the District of Columbia, tax-
able corporations and partnerships own proper-
ties that make up 14,431 (£183) affordable housing
units. This group is the largest owner of Section
8 subsidized properties in the city, as well as the

Housing Market Update

Home Sales

Sales of condominiums remained steady in
the first two quarters of 2007, but volume
was lower than a year earlier. Sales of single-
family homes were also down from the prior
year. Sales prices of houses were up over
the year, while condominium prices fell.

Sales data through the second quarter of 2007 present-
ed a mixed picture of the District of Columbia housing
market. While the market is not as strong as a year
earlier, single-family homes seemed to have retained
more of their value than condominiums. Condominium
sales at the start of 2007 were steady, with 989 sales in
the second quarter of 2007, almost the same volume as
the first quarter of 2007 and considerably higher than
the second quarters of 2002 and 1997 (table 1 and fig-
ure 1). Nonetheless, sales volume for condominiums is
down 12 percent from a year ago, in the second quarter
of 2006. The drop in sales is likely a result of the con-
tinued softening of the real estate market, fueled by the
national mortgage credit crisis.

largest owner of tax credit projects, subsidies that
have expiration dates attached to them. The gov-
ernment of the District of Columbia is the second
largest owner of project-based affordable units,
while community development corporations/
associations and other nonprofit organizations
have the third largest share.

* Over 10,000 housing units are set to have their af-
fordability restrictions expire by 2010, presenting
a continuing challenge to preserving affordable
housing in the city. Affordability restrictions will
expire on 68 percent of the city’s project-based
subsidized housing over the next 14 years. While
reaching expiration does not necessarily mean that
these units will be lost to the affordable housing
stock, the data suggest that District of Columbia
will face a significant challenge in preserving its
affordable housing stock for years to come.

Single-family home sales were also down sharply from
a year ago. The volume of single-family homes sold fell
from 1,076 to 807 between the second quarters of 2006
and 2007, a 25 percent decline. Single-family home
sales in the second quarter of 2007 were also markedly
lower than in the second quarters of 2002 and 1997.

Prices of both single-family homes and condominiums
went in different directions over the previous year, with
home prices rising and condominium prices falling.
The median sales price of a single-family home in the
District of Columbia was $500,000 in the second quarter
of 2007, up 6.6 percent in real terms from the second
quarter of 2006, when the median price was $469,000 in
2007 dollars. The median price of a condominium unit,
$375,000 in the second quarter of 2007, was up slightly
from the first quarter, but fell 2.0 percent from the infla-
tion-adjusted price of $383,000 in the second quarter of
2006. Single-family home and condominium prices re-
mained significantly higher from 5 to 10 years ago. The
drop in condominium prices can be partly explained by
the recent increase in new and converted condominium
properties in city. As reported in the Summer 2007
Housing Monitor, the supply of condominium units

has grown substantially since 2001, while the supply of
single-family homes has not changed appreciably.



Table 1: Home Sales by Ward, Washington, D.C., 1997 - 2007 Q2

D.C.
Total Ward 1] Ward2 | Ward3| Ward4| Ward5| Ward 6| Ward 7| Ward 8

Number of Sales

2007 Q2 807 74 50 136 154 136 134 94 29
2007 Q1 784 77 54 88 165 137 113 100 50
2006 3,643 303 221 466 724 537 575 511 306
2002-2005 (annual average) 4,590 470 338 621 867 730 790 507 269
1997-2001 (annual average) 4,712 522 383 733 872 692 803 460 247
Median sales price (2007 $ thousands)
2007 Q2 500 584 877 917 520 380 517 269 270
2007 Q1 435 550 928 824 440 391 490 275 263
2006 463 581 931 890 478 393 540 267 267
2002-2005 366 406 783 820 368 274 409 175 164
1997-2001 181 175 474 501 184 140 186 114 114
Percent real change, median sales price
2007 Q1 - 2007 Q2 14.9 6.2 -5.5 11.3 18.2 -2.9 5.5 -2.1 2.7
2006 Q2 - 2007 Q2 6.6 -0.2 -20.1 -2.8 7.7 -5.3 -4.1 -1.2 1.2
2002 Q2 - 2007 Q2 (annualized) 13.0 14.3 6.1 4.9 14.4 14.4 9.9 14.2 13.3
1997 Q2 - 2007 Q2 (annualized) 11.1 14.4 7.2 8.0 10.4 12.1 12.3 9.4 10.8
Percent units sold, owner occupants?®
2007 Q2 94.9 100.0 93.6 97.8 92.4 95.9 97.6 88.9 84.6
2007 Q1 92.8 94.3 83.7 98.8 94.7 90.2 94.2 90.4 90.0
2006 Q4 92.2 91.2 90.0 100.0 92.3 91.7 96.4 86.5 82.9
2006 Q3 90.8 95.0 96.4 95.4 96.0 92.2 91.7 88.6 63.9

Number of Sales

2007 Q2 989 177 326 174 30 40 125 30 87
2007 Q1 987 161 382 111 30 51 127 51 74
2006 3,788 841 1,393 572 84 159 339 221 179
2002-2005 (annual average) 3,503 625 1,287 601 64 106 625 100 97
1997-2001 (annual average) 2,058 339 845 543 19 45 214 28 24
Median sales price (2007 $ thousands)
2007 Q2 375 385 463 459 256 300 365 190 180
2007 Q1 362 379 419 366 270 240 358 180 180
2006 373 387 437 391 268 242 350 187 185
2002-2005 332 354 370 327 216 212 335 136 119
1997-2001 162 178 173 166 152 124 143 59 64
Percent real change, median sales price
2007 Q1 - 2007 Q2 3.6 1.6 10.3 25.2 -5.2 25.3 2.0 5.8 0.0
2006 Q2 - 2007 Q2 -2.0 -8.5 9.6 10.1 -3.2 20.5 -7.2 2.9 7.5
2002 Q2 - 2007 Q2 (annualized) 11.0 10.5 13.8 12.0 27.4 17.0 12.1 26.0 17.7
1997 Q2 - 2007 Q2 (annualized) 10.2 9.3 11.6 12.8 b 9.0 10.9 7.0 12.4
Percent units sold, owner occupants?
2007 Q2 76.3 77.8 86.5 80.0 65.5 52.6 77.7 63.0 46.9
2007 Q1 66.4 76.2 70.1 91.3 53.8 54.2 58.6 42.9 33.3
2006 Q4 70.2 76.6 68.3 89.4 75.0 56.8 83.1 40.8 47.4
2006 Q3 73.7 70.4 80.1 91.1 66.7 58.1 78.7 45.1 25.7

Sources: D.C. Real Property database tabulated by NeighborhoodInfo DC.
Notes: 2Revised from Summer 2007 Housing Monitor. ®Insufficient sales to show quarterly price change.



Figure 1. Single-Family Home and Condominium Quarter-to-Quarter Sales Trends, 1997 Q1 through 2007 Q2,

Washington, D.C.
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Source: D.C. real property sales data tabulated by NeighborhoodInfo DC.

Montbhly real estate listings for condomin-
ium and cooperative units were lower, on
average, than in 2006. Housing units for
sale also spent more time on the market in
2007.

Average monthly real estate listings for single-family
homes grew in 2007. Although the monthly listings
for the first quarter of 2007 were below the 2006 aver-

age, the remaining quarters of the year were all higher,

ranging from 1,518 to 1,693 listings per month (table
2). Monthly listings of condominium and cooperative

housing units were down from 2006, however. Average

listings per month ranged from a low of 1,410 in the
first quarter of 2007 to a high of 1,613 in second quar-
ter, all below the 2006 average of 1,647.

Listings per sale for single-family homes grew through-

out 2007, rising from 4.4 listings per sale in the first
quarter to 7.3 listings per sale in the last quarter. List-
ings per sale for condominium and cooperative units
fluctuated over the year, with a low of 4.4 listings per
sale in the second quarter and a high of 6.6 in the
fourth quarter.

Houses listed for sale in 2007 spent more time on the

market before being sold than did homes listed in 2006.

The percentages of single-family, condominium, and
cooperative housing units spending 90 days or more

and 120 days or more on the market in all four quarters

of 2007 were equal to or higher than the 2006 average.
The longer time on the market is further confirmation
of the overall housing market slowdown in 2007.

Second-quarter sales prices of single-
family homes were down in most wards
from the previous year. The largest price
decline was in Ward 2, the ward with the

Median Sales Price (2007 $ thous.)
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highest-valued homes, while real prices
grew in Wards 4 and 8. Condominium
prices across the city continued to show
more volatility than home prices, with both
declines and increases across the wards.

Sales of single-family homes were highest in Ward 4,
which had 154 sales in the second quarter of 2007, and
lowest in Ward 8, with only 29 sales (table 1). Condomin-
ium sales were highest in Ward 2, with 326 sales, and
lowest in Wards 4 and 7, with only 30 sales each.

The median price of a single-family home was

down significantly in Ward 2 from a year earlier. The
median home price in Ward 2 was $877,000 in the
second quarter of 2007, down 20.1 percent in real terms
from the second quarter of 2006 (table 1). This was the
largest price drop among all wards for the year and
continues a downward price trend in Ward 2 since early
2006 (figure 2). Prices also fell in Wards 1, 3, 5, 6, and

7, although the declines were moderate. Wards 4 and 8
were the only areas to buck the downward trend. The
median price of a single-family home in Ward 4 grew
7.7 percent in real terms between the second quarters of
2006 and 2007, while the median price in Ward 8 grew
1.2 percent.

There was more variation in price changes for condo-
minium units between the second quarters of 2006 and
2007 than for single-family homes. Five wards recorded
increases in real prices of condominiums over the

year; while three posted declines (table 1). The largest
increase was in Ward 5, where the median sales price of
a condominium unit rose 20.5 percent in real terms for
the year, to $300,000 in the second quarter of 2007. Sales
volume in Ward 5 was rather low, however, with only

40 condominiums sold in the second quarter of 2007. In
the ward with the largest number of condominium sales,
Ward 2, the median price rose 9.6 percent for the year, to
$463,000 in the second quarter of 2007. The largest drop




Table 2: Real Estate Listing Trends by Housing Type, Washington, D.C., 1997 - 2007 Q4

Single-Family Homes

Condo/Coop Units

Percentage of All Housing Sales by
Days on the Market

Year Listings/Month | Listings/Sale Listings/Month | Listings/Sale 60+ Days | 90+ Days |120+ Days
2007 Q4 1,693 7.3 1,529 6.6 38 26 18
2007 Q3 1,643 5.7 1,553 4.9 33 21 15
2007 Q2 1,518 4.9 1,613 4.4 33 24 19
2007 Q1 1,209 4.4 1,410 4.7 50 37 25
2006 1,405 4.4 1,647 5.6 35 21 12
2005 774 1.8 736 2.1 16 9 6
2001-2004 843 1.9 438 1.6 18 12 8
1997-2000 1,679 4.4 783 4.0 n/a n/a n/a

Source: Metropolitan Regional Information Systems, Inc., data tabulated by NeighborhoodInfo DC. (Data used with permission.)

Notes: Listings are current active listings from monthly reports. n/a = Data not available for these years.

Figure 2. Single-Family Home Price Trends by Ward, 1997-2007 Q2 (Quarterly), Washington, D.C.

Four-quarter moving average of median price (2007 $ thousands)

1,100
1,000 Ward 1 AN
Ward 2
Ward 3
900
— Wa rd 4 \
m— \Nard 6 /
700 Ward 7 —.—N
600
500 P
400 //__v
B
—
200 e
— oo RO REAE pmRis
100 Mabdmtacisitotatoo o e BB HHHER AR R
0
1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007

Source: D.C. real property sales data tabulated by NeighborhoodInfo DC.



in condominium prices was in Ward 1, where the me-
dian sales price fell 8.5 percent in real terms between
the second quarters of 2006 and 2007.

Despite the short-term fluctuations, the longer-term price
trends for single-family homes and condominium units
across all the wards remained solid and positive. The
five-year price trend for single-family homes was a 13.0
percent per year real increase for the city overall, vary-
ing from a low of 4.9 percent in high-priced Ward 3 to
14.4 percent in Wards 4 and 5. The ten-year price trend
was an 11.1 percent per year increase, varying from 7.2
percent in Ward 2 to 14.4 percent in Ward 1. Five- and
ten-year trends for condominium unties were also posi-
tive across all wards.

Housing Stock

Construction of new housing units was on
a slower pace during 2007 than in 2005
or 2006 but was still greater than in re-
cent years prior to 2005. Building permits
in 2007 included a relatively large share of
new single-family homes.

Home building remained strong through 2007, although
the pace of new construction has slowed from a recent
high in 2006. According to data from the U.S. Census
Bureau’s Building Permits Survey and the D.C. Office of

Figure 3. New, Privately Owned Housing Units Authorized by Permit, January through December, 2000-2007,

Washington, D.C.
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Source: U.S. Census Bureau Building Permits Survey (2000-2005, 2007) and D.C. Office of Planning data (2006) tabulated by NeighborhoodInfo DC.

Notes: Census Bureau housing unit counts are unadjusted estimates with imputation. Totals for 2006 revised from previous Housing Monitors



Planning, building permits were issued for the construc-
tion of 2,028 new housing units (figure 3). This is down
from 3,225 units in 2006 and 2,294 units in 2005, but
higher than annual unit counts for 2000 through 2004.

Almost three-quarters (73 percent) of the planned new
housing construction in 2007 was for units in Wards 1, 6,
and 8. About 25 percent of the new units are to be built in
Ward 1, with another 25 percent in Ward 6, and 23 percent
in Ward 8. Wards 4 and 5 each had 11 percent of the new
housing units in permits issued in 2007.

This section of the Housing Monitor focuses on Wash-
ington, D.C.’s federally subsidized multifamily housing,
primarily units assisted under the project-based Section 8
Housing Assistance Payments program (Section 8)." Pre-
serving federally assisted housing projects is an important
part of the city’s strategy for providing an adequate supply
of affordable housing for low-income and working families.

Cumulative losses of Section 8 housing
totaled 1,995 units through June 2007.

As of January 1, 2008, the District of Columbia had 9,966
active housing units subsidized under Section 8 and other
federal multifamily programs (table 3).2 Contracts for over
a quarter of these units (2,729 units) are set to expire be-
tween January and December 2008, putting these units at
risk of being lost from the city’s affordable housing stock.
If past experience is a guide, however, many of these
units will have their rental assistance contracts renewed—
although for shorter terms. During the previous 12
months (January to December 2007), contracts for 4,739
assisted units were renewed, half of them (2,403 units) for
terms of one to two years. Nine contracts with a total of
1,173 units were renewed for terms of 10 years or more.

As noted above, the vast majority of owners renew their
Section 8 contracts for short terms. Over time, however,
projects will drop out of the program, leading to a slow
but steady decline in the city’s federally assisted units.
The last line of table 3 tracks these cumulative losses from
2000 through June 2007.

The 2007 building permits included larger numbers

of single-family homes than in earlier years. About 28
percent of the permitted new units for 2007 were for
single-family homes, a dramatic change from 2006, when
fewer than 1 percent of the units permitted were in single-
family housing. Almost all of these new single-family
homes will be in Wards 5 and 8. Ward 8 had the largest
share of building permits for single-family homes in 2007,
57 percent, and Ward 5 the second highest, 28 percent.
Ward 7 had 9 percent of the single-family homes permit-
ted, and all other wards had 3 percent or fewer.

Affordable Housing Update

A total of 1,995 units have been lost to the Section 8
program since 2000, representing about 15 percent of the
city’s Section 8 housing stock. Almost all of these units
exited the program through contract expirations. Only 9
units were in buildings terminated from the program by
the U.S. Department of Housing and Community Devel-
opment (HUD) for some cause.® The largest numbers of
lost units have been in Ward 8 (1,091 units), Ward 5 (327
units), and Ward 2 (310 units). The number of lost units
has fluctuated from year to year, without any clear trend,
with 304 units lost in 2001, 89 units lost in 2002, and 123
units lost in 2006.

Losses to the Section 8 program may not necessarily
result in a net loss in affordable housing. Some proper-
ties may continue to be subsidized by other programs
after leaving Section 8, or they may be purchased by the
current tenants, through the District of Columbia’s Tenant
Opportunity to Purchase Act, and kept affordable. In fact,
the Office of the Deputy Mayor for Planning and Eco-
nomic Development reports that several properties that
left the Section 8 program will be preserved as affordable
housing through New Communities or other city-funded
initiatives. While this is good news, exits from the Sec-
tion 8 program do represent a loss of a valuable federal
subsidy, since Section 8 funds cannot be subsequently
reallocated to another property.



Affordable Housing Update

Table 3: Housing Units in Section 8 Multifamily Projects by Ward, Washington, D.C.

D.C.

Total Ward 1 Ward2 | Ward3 | Ward4 | Ward5 | Ward6 [ Ward7 | Ward 8
Current active units (as of Jan 1, 2008) 9,966 1,972 1,127 58 54 1,736 1,384 1,228 2,407
Upcoming expiring (Jan 2008 - Dec 2008) 2,729 591 294 40 0 178 761 466 399
Renewals (Jan 2007 - Dec 2007) 4,739 942 330 40 0 781 1,060 894 692
Expirations (Jan 2007 - Dec 2007) 1,274 46 105 0 0 0 248 113 762
Cumulative losses (Jan 2000 - Jun 2007) 1,995 100 310 0 0 327 116 51 1,091

Sources: HUD Section 8 database (12/28/07 and earlier) tabulated by NeighborhoodInfo DC.

Special Section: Tracking Subsidized Housing

During the past year and a half, the District of Colum-
bia Housing Monitor has reported on rising housing
prices in Washington, D.C.’s wards and neighborhoods,
which has driven the need for increased investment in
affordable housing. We have also tracked the Section 8
multifamily housing stock and reported on the number
of units that have left this program. Up until now, how-
ever, we have not reported more broadly on affordable
housing throughout the city. Starting with this special
section, we are taking a further step toward a more
comprehensive affordable housing reporting capacity
for the District of Columbia by tracking a broader set of
federally and locally subsidized housing units.

In partnership with the National Low Income Housing
Coalition (NLIHC), and with support from the Fannie
Mae Foundation and the MacArthur Foundation, we
have assembled the most comprehensive set of data
available on subsidized housing developments in the
city to date. NLIHC has merged different data sources
on project-based subsidies to create a comprehensive
Housing Preservation Catalog—a list of subsidized
housing developments. These data include develop-
ments supported through federal subsidies, including
public housing, Section 8, Section 202, HOME, CDBG,
and Low Income Housing Tax Credits, as well as local
subsidies, including the Housing Production Trust Fund
and tax-exempt bonds. The data in the Catalog include,
for most programs, the total number of housing units
in a development, the number of affordable units, and
the starting and ending dates of affordability restric-
tions (for those programs that do not require that units
be kept permanently affordable).*

The Housing Monitor has added to the information in
the NLIHC Catalog by geocoding the projects to land
parcels, which allows us to match the development to
the property owner. Using ownership categories devel-
oped for our “Who Owns the Neighborhood?” analysis
(Winter 2007 Housing Monitor), we can summarize
affordable units by ownership type.

When reporting counts of affordable units, we needed
to address the situation where the same housing devel-
opment is included in multiple subsidy programs.

This practice, known as “subsidy layering,” is often
necessary to finance an affordable housing develop-
ment. The NLIHC Catalog identifies the number of
housing units in a development that are designated

as affordable under different programs. For projects
with subsidy layering, however, it is not possible to tell
whether the same housing units are designated as af-
fordable under different subsidy programs. For
example, if a development has a total of 20 units, with
10 affordable Section 8 units and 10 affordable tax credit
units, then the development could have anywhere from
10 total affordable units (100 percent overlap between
the Section 8 and tax credit programs) to 20 affordable
units (no overlap between the two programs).

To account for this in our tabulations of subsidized,
affordable units, we determined the minimum and
maximum number of affordable units possible in each
subsidized housing development and expressed the
result as an average with a confidence interval. For ex-
ample, a range of 10 to 20 affordable units is expressed
as “15 (£5).”



Finally, many subsidy programs, such as the project-
based Section 8 program, have time limits on the

initial affordability period for units. In other words, in
exchange for the subsidy, the owner commits to keep
the units affordable for a specified time. At the end of
the affordability restriction period, the owner may opt
out of the program, in which case the units would no
longer be kept affordable. The NLIHC preservation cata-
log includes data on when the affordability period ends
for many housing developments, and we have reported
this information in this Housing Monitor.

In addition to the data on project-based subsidized
housing, the Housing Monitor has included data on
numbers of households using federally funded hous-
ing-choice vouchers.® This program provides a portable
subsidy that a household can use to rent an accept-
able housing unit on the open market. The subsidy is
portable in that, provided the new housing unit meets
program eligibility criteria, a household can take the
voucher with it when it moves. Note that, since a house-
hold can often use a voucher in subsidized housing

developments other than public housing, vouchers do
not necessarily represent a net addition of households
being assisted. Nevertheless, the combination of a
voucher with a project-based subsidy can allow a very
low income family to occupy a subsidized unit that
might otherwise not be affordable to them.

Almost 35,000 units of subsidized, afford-
able housing exist, or are in development®,
in the District of Columbia, and 9,772
households benefit from housing choice
vouchers, a portable subsidy not tied to a
particular housing unit.

Table 4 summarizes the affordable housing supply in
the District of Columbia for tenant-based and project-
based subsidy programs. A total of 34,981 (+255) units
in 275 housing developments are affordable under a
variety of project-based subsidy programs. Almost half
of these, 16,612 units, are in projects benefiting from a

Map 1. Affordable Housing Developments by Subsidy Type, Washington, D.C., 2007
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Table 4: Affordable Housing Units by Ward, Washington, D.C.

Affordable Housing Units

Projects D.C. Total [ ward1 ]

Ward 2

[ ward3 | ward4a [ Ward5 | Ward6 | Ward7 | Ward8

Housing Choice Vouchers, 2004 n/a 9,772 763 495
Project-Based Subsidies, 2007
Public housing only
Section 8 only
Section 8 and other subsidies
LIHTC only
LIHTC and tax exempt bonds only
HOME only
CDBG only
Housing Production Trust Fund only

All other combinations

275
43
35
44
28
17
15
14
15
64

34,981
7,384
4,527
7,504
3,367
3,672

376
632
326
7,194 =+

+255 2,550
589
315
843

261

4,130
966
559

1,254
192
250
163

71
85
591 =

+8

+69

+183

74
468

+1

+1

8 611 1,734 832 2,125 3,205

377
160

18
199

531
20

4,060 +118
513
827

1,156 +52
206

267 +67
0
17
69
1,006

5382 113
2,498
1,060
726
0
535 +113
26
0
0
537

6,689
1,472
387
1,664
884
701
10
375
21
1,175

11,263 =
1,166
1,361
1,664 =+
1,687
1,742

168
60
66

3,349

137
177

109
11
68

o o oo

Sources: COG Assisted Housing Survey (2004) and National Low Income Housing Coalition Affordable Housing Preservation Catalog (2007) tabulated by Neighborhoodinfo DC.

Notes: n/a = Not applicable.

single subsidy, while another 18,370 (£255) units are in
projects with some form of subsidy layering.

The largest number of units in a single subsidy category,
7,384 units, are in traditional public housing develop-
ments operated by the D.C. Housing Authority. The
second largest are those benefiting solely from project-
based Section 8 subsidies, 4,527 units. These units,
along with the 7,504 (+69) units that combine Section 8
with other types of subsidies,” are of particular im-
portance for preservation. With a total of 19,415 (+69)
units, they constitute the federal government'’s “deep
subsidy” programs in the District of Columbia, mean-
ing that the federal subsidy is sufficient so that even the
lowest income families can occupy them without pay-
ing more than 30 percent of their income for rent.

The per-unit subsidies in the remaining project-based
programs are not as large as in the deep subsidy
programs, so they are only affordable to families with
somewhat higher incomes—typically in the range of 60
to 80 percent of the area median.® The largest share of
these units are in projects benefiting from low-income
housing tax credit (LIHTC) subsidies, either alone (3,367
units) or in combination with tax-exempt bond financ-
ing (3,672 £183 units). Smaller numbers of units are
currently being funded through federal HOME and
CDBG subsidies, or through the local Housing Produc-
tion Trust Fund. A further 7,194 (+4) units have some
other combination of two or more subsidy programs.

In addition to the project-based subsidies, low-income
households can benefit from the federal housing choice
voucher program. According to data reported by the
Metropolitan Washington Council of Governments
(COG) in 2004, 9,772 households in the District of
Columbia were benefiting from a housing choice

voucher. As noted earlier, vouchers can be used in
some types of project-based assisted housing, and

so the count of project-based units and tenant-based
vouchers may overlap. Vouchers are an important

part of the affordable housing picture in the District

of Columbia, and the city recently voted to increase
the supply of such subsidies by funding a new rental
assistance program. The program, modeled on the
federal voucher program, will provide local funding for
additional housing vouchers to District residents. As of
this report, the D.C. Housing Authority has issued 412
tenant-based rent supplement vouchers, with another 65
sponsor-based units and 29 project-based units under
contract for the program. The Housing Authority antici-
pates having a total of 509 sponsor-based and

103 project-based units under contract by the end

of March 2008.

Ward 8 has by far the largest share of
project-based housing units, as well as the
largest number of voucher households.

Over 11,000 units in subsidized housing projects are lo-
cated in Ward 8, almost twice as many as in the second
highest area, Ward 7 (table 4 and map 1). Ward 8's total
represents about a third (32 percent) of the affordable
project-based housing units in the city. Wards 1, 5, 6,
and 7 also have large numbers of affordable units, with
over 4,000 units each, while Ward 2 has about 2,500.
Wards 3 and 4 have a notably small number of subsi-
dized housing units.

Ward 8 also has the highest numbers of housing choice
voucher holders, with 3,205 households. Second high-
est is Ward 7, with 2,125 households, and third is Ward
5, with 1,734 households. Since housing choice voucher



holders must find units that are at or below fair

market rent, there are more apartments available to
them in parts of the city where housing costs are lower.
Nevertheless, research has also shown that discrimina-
tion also plays a role in where voucher households live,
as some landlords may refuse to rent to households
with a voucher.® This is despite the fact that it is illegal
for a housing provider in the District of Columbia to
refuse to rent to a tenant because he or she is using a
voucher to pay for all or part of the monthly rent.™

Taxable corporations and partnerships,
most likely for-profit entities, account for
the largest share of property owners of
project-based subsidized housing. The sec-
ond largest share of units is owned by the
D.C. government, followed by community
development corporations and other non-
profit housing providers.

It is important to track who owns affordable hous-

ing, particularly for programs with subsidies that can
expire. Profit-motivated owners may be more likely

to leave subsidy programs if the market value of their
property increases, whereas housing belonging to own-
ers committed to providing affordable housing has a
lower risk of being lost. In the District of Columbia, tax-
able corporations and partnerships own properties that
make up 14,431 (£183) affordable housing units benefit-
ing from project-based subsidies (table 5). This group
is the largest owner of Section 8 subsidized properties
in the city, as well as the largest owner of tax credit
projects, subsidies that have expiration dates attached
to them.

The government of the District of Columbia is the
second largest owner of project-based affordable units,
with 7,806 units in properties that it owns. Not surpris-
ingly, the vast majority of these (6,463 units) are in
traditional public housing developments. The federal
government also owns a portion of the public housing
stock (901 units), along with some other properties ben-
efiting from various combinations of subsidies.

Community development corporations/associations
and other nonprofit organizations own properties with
6,564 (+5) affordable housing units, the third largest
share. More than half of these units benefit from the
federal Section 8 program, either solely or in combina-
tion with other subsidies.

Another 996 affordable units are in cooperative owner-
ship, meaning the properties are owned by a coopera-
tive association made up of housing residents. Indi-
viduals own another 2,102 (+1) units. Finally, religious
institutions (such as churches and synagogues) own a
small number of affordable units, primarily benefiting
from the Section 8 program and HOME.

Over 10,000 housing units are set to have
their affordability restrictions expire by
2010, presenting a continuing challenge to
preserving affordable housing in the city.

Since its inception, the Housing Monitor has document-
ed the threat of expirations in the Section 8 program.

In this report, we expand this to looking at affordability
restriction expirations for other categories of subsi-
dized housing. Over 10,000 units have affordability
periods that will end by 2010 (table 6 and figure 4),
almost three-quarters of which are supported by deep
subsidies from the federal government. Another 5,364

Table 5: Affordable Housing Units by Property Ownership, Washington, D.C.

Affordable Housing Units by Property Ownership

Taxable Corps./ Ownership

Cooperative Individuals DC Gov. US Govw. CDC/Nonprofit Partnerships Religious Undetermined

Project-Based Subsidies, 2007 996 2,102 +1 7,806 1,093 6,564 +5 14,431 +183 833 1,157 +67
Public housing only 0 0 6,463 901 0 20 0 0
Section 8 only 74 671 0 0 1,558 2,075 0 149
Section 8 and other subsidies 456 192 0 0 2,430 +5 3,520 +64 759 147
LIHTC only 7 270 64 0 285 2,529 0 212

LIHTC and tax exempt bonds only 0 281 =1 152 0 70 2,902 +115 0 267 +67
HOME only 44 0 0 10 89 84 74 75
CDBG only 72 354 0 0 22 168 0 16
Housing Production Trust Fund only 35 52 0 0 189 50 0 0
All other combinations 308 282 1,127 182 1,921 3,083 +4 0 291

Sources: National Low Income Housing Coalition Affordable Housing Preservation Catalog (2007) tabulated by NeighborhoodInfo DC.

Notes: Total units = 34,981+255.



Table 6: Affordable Housing Units by Affordability Expiration, Washington, D.C.

Affordable Housing Units by Year of Affordability Restriction Expiration

Total 2007 or earlier | 2008 | 2009 2010 | 2011-15 2016-20 2021-30 2031 or later
Project-Based Subsidies, 2007 25,860 =255 2,875 &8 +1 1,385 2,796 +5 5,364 +2 8,180 +182 1,721 +67 190
Section 8 only 4,527 349 1,641 240 871 588 190 648 0
Section 8 and other subsidies 7,504 +69 1,438 1,339 +1 1,056 684 +5 1,448 1,435 +64 105 0
LIHTC only 3,064 134 95 0 688 1,208 939 0 0
LIHTC and tax exempt bonds only 3,194 +183 549 0 0 0 873 +2 1,505 +114 267 +67 0
HOME only 244 0 0 0 18 45 86 95 0
CDBG only 466 0 0 0 0 0 367 99 0
Housing Production Trust Fund only 156 0 0 0 0 0 0 0 156
All other combinations 6,706 +4 405 276 89 535 1,202 3,658 +4 507 34

Sources: National Low Income Housing Coalition Affordable Housing Preservation Catalog (2007) tabulated by Neighborhoodinfo DC.

Notes: Table excludes 9,121 units in developments that have no affordability expiration. For projects with multiple contracts or subsidy sources, the latest expiration date is used.

(£2) units are in projects that will expire by 2015, and

a further 8,180 (+182) by 2020. Those benefiting from
the low-income housing tax credit (LIHTC) make up the
largest category, apart from Section 8, of affordable
units at risk of expiring.”

Putting the above figures differently, affordability
restrictions will expire on 68 percent of the city’s
project-based subsidized housing over the next 14
years. As with Section 8, reaching expiration does not
necessarily mean that these units will be lost to the
affordable housing stock. Projects can receive renewed
subsidy agreements or can be transferred to other pro-
grams to preserve affordability. Alternatively, tenants
can attempt to purchase the building and, if they are
successful, keep the units affordable.

The data in table 6 indicate that the District of Colum-
bia will face a significant challenge in preserving its
affordable housing stock for years to come. The city
can use this information to plan effective strategies for
affordable housing preservation. For example, the D.C.
Department of Housing and Community Development
currently funds housing counseling groups in the city
to work with tenants to help them purchase apartment
buildings at risk of becoming unaffordable. By knowing
when particular properties are expiring from subsidy
programs, the city and the housing counseling groups
can prioritize their activities toward the buildings that
are at the most immediate risk.

Figure 4: Subsidized Affordable Housing Units by Year of Affordability Restriction Expiration, Washington, D.C.
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Notes: Chart excludes 9,121 units in projects that have no affordability expiration. For projects with multiple contracts or subsidy sources, the latest expiration date is used.



" For more explanation of these data and the Section 8 housing program, please see the Summer 2006 Housing
Monitor (p. 9).

2 The number of active units reported will vary from quarter to quarter because of updating delays in the HUD
database upon which these figures are based, as well as other revisions to project information made by HUD in
this file. Data in this report are derived from the July 3, 2007, update of the HUD database.

% The most common reason for a Section 8 property to be terminated from the program is failure to pass succes-
sive HUD housing quality inspections.

4 A complete copy of the NLIHC Preservation Catalog can be obtained at http://www.preservationcatalog.org.

5 Total housing choice voucher count for D.C. was reported in the Metropolitan Washington Council of Govern-
ments (COG) Assisted Housing Survey, 2004. We apportioned the D.C. total to wards using additional data
provided by the U.S. Department of Housing and Urban Development.

5 While the NLIHC Preservation Catalog includes some housing still in development, either new construction or
rehabilitation projects, it is not possible to tell the status of a particular project from current data sources. We are
working on a better accounting of existing vs. future housing developments for future reports.

7 The total project-based Section 8 housing in table 4 is higher than reported in table 3. This is because the NLIHC
catalog combines unit counts across different program databases, and those unit counts do not always agree.
The differences could be a result of data inaccuracies, but also might be because not all subsidized units in a
project with overlapping subsidies receive Section 8 assistance. Table 4 reports all subsidized units in the project,
regardless or whether they all receive overlapping subsidies.

8 The 2007 area median income for a four-person family living in the Washington, D.C., region was $94,500.

® See Peter Tatian, Barika Williams, and Kenneth Temkin, Analysis of Impediments to Fair Housing Choice in the
District of Columbia (Washington, DC: D.C. Department of Housing and Community Development, 2006).

' The D.C. Human Rights Act of 1977 prohibits discrimination in the provision of housing based on source of
income.

" LIHTC expirations were determined as 15 years after the year the units were placed in service. This is likely a
conservative estimate for the expiration of LIHTC projects.
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For More Information:

Electronic versions of current and past
editions of the District of Columbia
Housing Monitor and more detailed
data tables are available online at
www.NeighborhoodInfoDC.org.
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