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About this report

HB854 Statewide

Housing Study
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This is the print version of the HB854 Statewide Housing Study, a report commissioned by the
Virginia General Assembly to investigate housing needs across the Commonwealth and makes rec-
ommendations to state housing agendies, the General Assembly, and Governor’s Office forimproving
housing affordability and opportunity for all Virginians.

The final report was delivered to lawmakers in December 2021 and is available on the Reports to the
General Assembly Portal page of the Division of Legislative Automated Systems (DLAS) website.

An HTMIL-based website version of this report will be made available on the Department of
Housing and Community Development website (www.dhcd.virginia.gov). The data visualizations on
this website are interactive dashboards and allow users to explore charts in more detail.
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HB854 Statewide Housing Study

Current Efforts, Future Needs, New Strategies
December 2021

EXECUTIVE SUMMARY

House Bill 854 (HB854) directed Virginia Housing and the Department of
Housing and Community Development (DHCD) to complete a statewide
study on affordable housing. Pursuant to that requirement, this report is
the product of extensive research and engagement to understand Virginia’s
current affordable housing landscape and to chart a path forward that
recognizes the importance of affordable housing to all Virginians.

Virginia Housing and DHCD are joint authors for this report. These agencies also received
support from an external Stakeholder Advisory Group and the nonprofit organization
HousingForward Virginia (HFV).

Per the bill’s requirements, Virginia Housing and DHCD assembled a Stakeholder Advisory
Group (SAG) of thirty-nine housing experts who represented a wide range of regions,
industries, and demographics. Members shaped the report’s priorities, participated in
subgroups on specific policy issues, and helped design recommendations.

To aid both agency staff and SAG members, HFV was engaged as a research partner. HFV is a
nonprofit, nonpartisan research and education organization that regularly supports housing
studies throughout the Commonwealth. HFV contributed by administering surveys, analyzing
data, and researching best practices.
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RESEARCH AND FINDINGS

HB854 asked stakeholders to determine the current and future housing
needs of Virginians, including the availability of affordable housing across the
state. Data from federal, state, and other sources were compiled, analyzed,
and translated into major findings for the following topics.

Demographic trends

The demographics of Virginia will continue to ewolve, but persistent disparities
between generations and racial and ethnic groups require continued efforts to ensure

opportunity for all.

Virginia’s population growth over the
past decade has concentrated along the
Urban Crescent, which includes Northern

Virginia, Richmond, and Hampton Roads.
These areas are consistently increasingin
diversity.

A dramatic rise in the older adult
population will call for new senior housing
opportunities across all parts of the

Commonwealth.

Virginians born in this new century are
much more racially and ethnically diverse
than previous generations.

Housing options in Virginia should adapt
to shrinking household sizes among both
owners and renters in nearly every part of

the state.

Three fastest growing regions from 2010 to 2020

Northern Virginia 14.2%
Richmond 10.7%

Northern Shenandoah Valley 9.9%

Increase in number of Virginians
over the age of 55 from 2010 to 2019

+ 549,000

Over half (53%) of all Virginians 24 and under
in the Urban Crescent are Black, Hispanic, Asian,
multiracial, or another non-w hite race.

Household sizes with largest growth
from 2010 to 2019

1-person 2-person

+ 7.4% + 6.4%



RESEARCH AND FINDINGS

Economic trends

Despite strong growth in the face of two major recessions, hew economic

opportunities in Virginia are not equally distributed.

Jobs rebounded quickly in metropolitan
areas following the Great Recession

and COVID-19 pandemic, but total
employment lewvels in rural Virginia have

consistently declined since 2008.

Black and brown Virginians suffered a
much higher rate of pandemic-related

job losses compared to white Virginians
and also consistently have lower average
household incomes.

Many of the state’s fastest-growing job
sectors, such as healthcare support

occupations, offer below-average wages.

These workers will have less income
available for rent or mortgage.

Total job loss in rural Virginia from
January 2008 to August 2021

Over 26,000 jobs

Median household income

$86,612

White, $69,220
non-Hispanic $53: 896
Black

Healthcare support occupations

Job growth since 2010 Median annual wage in 2020

61% $28,090



I RESEARCH AND FINDINGS

Housing inventory and production

Housing production has yet to recover to pre-Recession levels, while population and

job growth continues.

About 30,000 new homes are built in
Virginia each year.

Howewer, this rate is about half the annual
production from the mid-2000s.

Statewide population growth remains
seweral percentage points above the
increase in housing supply, even as
shrinking average household sizes require

more homes per person.

Even inthe Urban Crescent, Virginia’'s
housing supply is predominantly detached
single-family homes. These are also the
most common new homes built, along
with larger apartment buildings.

Townhomes and small-scale apartments—
which can be more affordable by design—

remain relatively rare.

Virginia’s annual housing production peaked in
2004 and has not caught pace since.

2004 2020
63,215 33,813
Building permits Building permits

Population growth Housing supply growth
since 2008 since 2008

10.2% 8.7%

Residential building permits
by structure type since 2010

Single-f amily 67.9%

Large multifamily 0
(5+ units) 30.6%

1.5%

Small multifamily
(2-4 units)



RESEARCH AND FINDINGS

Homeownership market

Virginia’s homeownership rate is consistently higher than the national average, but
recent declines may continue without a proactive response to changing demographics
and market conditions.

Virginia’s Black-w hite homeow nership gap
Compared to the average Virginian, White Black

homeowners in the Commonwealth are 73% homeownership 48% homeownership
older, more affluent, and more white.

Homeow nership rate for 25 to 44 year olds
Homeownership among young adults is

e . o
declining, while in many small and rural 2010 58%

L. o,
markets, a majority of homeowners are 50% 2019
more than 55 years old.

Months of single-family home supply available

As of August 2021, the average single-

family home in Virginia sold for August 2016 August 2021
$355,000—an increase over 30 percent 6 months 1.6 months
from five years prior.

“Starter home” sales as share of all transactions
Limited supply—especially of smaller

homes equally sought after by young
buyers and downsizing baby boomers—
has lifted prices and kept homeownership 2013 47% 41% 2021

out of the reach of many.




RESEARCH AND FINDINGS

Rental market

Many low-income renters continue to be cost-burdened as the deficit of affordable
rentals grows and demand is ever-increasing.

Number of new affordable apartments
Four infive renters below 50 percent needed to eliminate cost burden among

of their Area Median Income are cost- Virginia’s low -income renters
burdened. This is more than a quarter of
a million households in Virginia—and that II + 300,000

number continues to rise.

Potential loss of publicly-

Over half of Virginia’s approximately supported affordable rental units
170,000 pub|ic|y-suppor[ed rental without additional investment
apartments rely on Low-Income Housing between now and 2040

Tax Credits from Virginia Housing.

Without intervention, three-quarters 63,450

of these could be lost to expiring homes

affordability restrictions by 2040.

Housing Choice Voucher supply and demand
The current supply of federal Housing

Choice Vouchers is inadequate to meet
the need. For every household with a
wvoucher, another seven are eligible but do
not have one. Tens of thousands of low-

327,228

Cost-burdened

low-income 56,496 45,587

renters On HCV waitlists HCVs in-use

income Virginians remain on waiting lists.
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Housing instability and homelessness

COVID-19 could undo Virginia’s progress in reducing homelessness and stably housing

tens of thousands of Virginians.

Point-in-Time counts across Virginia have
shown a general decline in observed

homelessness—fewer than 6,000
individuals in 2020—although this was a

slight uptick from 2019.

On the other hand, housing instability
among Virginia’'s school-age children has

increased in the past decade.

COVID-19 has put thousands of low-
income Virginians behind on rent
payments, which in turn put landlords at
risk of missing their mortgage payments.

Virginia’s national best practice for
delivering rental assistance to both parties
offers policy solutions to ensure long-term
housing stability.

Homeowners in Virginia have fared better
since the Great Recession and even during

the pandemic, due in part to the federal
foreclosure moratorium from March 2020

to July 2021.

Decline in homelessness from 2015 to 2020

Veterans Survivors of Persons with substance

domestic violence use disorders
604 1,039 1,101
395 551 654

Students living in a hotel, doubled up with another

family, or otherwise homeless
(2019-2020

+ I 7’000 school year)

In August 2021, nearly one in five (18.5%)

Virginia households were behind on rent or

mortgage and at risk of eviction or foreclosure.
To date, the Virginia Rent Relief Program has:

Processed over $477 million in assistance

Assisted more than 70,900 households

Statewide mortgage delinquency rate

Jan 2000 7.0%
Jan 205 4.0%
Dec 2020 1.4%



RESEARCH AND FINDINGS

Projections

Many low-income renters continue to be cost-burdened as the deficit of affordable
rentals grows and demand is ever-increasing.

Minimum number of new homes needed each
Virginia will likely reach a population of 10 year to meet projected growth through 2040

million by 2040—with growth continuing
to be concentrated in the Urban Crescent. II + 25’000

By 2040, the number of Virginians
The share of seniors in Virginia will age 75 or above will have doubled

grow faster than all other age groups, (+116%) from 2010.
creating major shifts in housing demand,
healthcare needs, and the workforce.

Beyond these clearly significant forecasts, policymakers should use caution
with population projections current as of this report.

Findings should be reevaluated when the latest 2020 Census figures are
incorporated into new population predictions published by the University of
Virginia Weldon Cooper Center for Public Service in 2022.



EFFECTIVENESS OF
CURRENT PROGRAMS

Per HB854 requirements, stakeholders reviewed the wide array of affordable
housing programs currently offered by state agencies. More than thirty
different programs—organized into six categories—were analyzed to
determine their successes, challenges, and opportunities for improvement.

OVERVIEW

Results from an assessment of practitioners indicate Virginia’s current housing efforts
generally work well and should be continually strengthened and enhanced to fully meet
needs across the state.

Over nearly 12 months, the SAG received feedback from hundreds of housing stakeholders
across the state through surveys, focus groups, large and small “issue area” meetings, and
one-on-one dialogues.

This engagement showed that Virginia's two housing agencies are widely respected by
housing providers, Virginians being served by program, administrators, developers,
investors, real estate agents, lenders, and a range of other participants in Virginia’s
affordable housing ecosystem.

These two agencies—their staff, policies, programs, and processes—were consistently
credited for the substantial achievements and progress that the state has made in
addressing affordable housing needs. Indeed, both organizations rise to the top when
compared with their sister agencies in other states.

The recommendations in this report, which flow from these stakeholders, should be viewed
in that context. In fact, one of the many virtues cited by providers was the openness of
these agencies to hearing feedback and their commitment to constant improvement.

The confidence that stakeholders have in Virginia Housing and DHCD fueled many of the
suggestions that are offered.



EFFECTIVENESS OF
CURRENT PROGRAMS

Affordable rental housing production programs

Virginia’'s affordable rental housing production efforts have been key to housing
thousands of low-income Virginians.

¢ Virginia Housing’s Low-Income Housing Tax Credit program, working in conjunction
with gap financing options like those provided by the Virginia Housing Trust Fund,
produces nearly all new affordable rental housing in every corner of the state.
Howewer, the needs of cost-burdened renters continue to outpace production.

¢ Market conditions and local land use consistently put constraints on the availability
and timing of new supply.

Recommended strategies include increasing the Virginia Housing Trust Fund and
similar resources, expanding program flexibility to maximize investments, and

exploring a pilot program for additional supportive housing units in new affordable
rental developments.

Rental assistance and eviction prevention programs

Virginia has made major strides to get assistance to low-income renters and unstably
housed persons, in addition to addressing the eviction crisis.

¢ As of September 2021, the Virginia Rent Relief Program has helped more than
70,900 low-income households stay housed during the COVID-19 pandemic.
The Commonwealth’s efficiency in deploying these federal funds is a nationally-
recognized best practice for helping tenants and landlords.

¢ The State Rental Assistance Program (SRAP) operated by the Department
of Behavioral Health and Dewelopmental Senices (DBHDS) has consistently
outmatched its own goals for providing housing assistance to renters with
dewvelopmental disabilities so they can live in integrated housing within their
communities.

Recommended strategies include project-basing a share of Housing Choice Vouchers
administered by Virginia Housing, continuing to scale up SRAP, and reducing

eligibility barriers for assistance programs per national best practices.



EFFECTIVENESS OF
B ,RRENT PROGRAMS

Homeownership and counseling programs

Homeownership programs in Virginia have successfully focused on the demand-
side by helping low- and moderate-income households achieve homeownership.
Howevwer, the lack of inventory remains the biggest impediment to homeownership
opportunities for Virginians.

¢ Virginia Housing continues to assist and increase the number of first-time
homebuyers taking advantage of their programs, particularly buyers of color.
Howevwer, the scale of this progress alone is not enough to close the Black-white
homeownership gap.

¢ Tight market conditions and increasing construction costs are driving up prices,
preventing prospective buyers with limited savings from competing. This reduces
the owerall effectiveness of assistance programs.

Recommended strategies include developing a statewide “starter home” initiative,
increasing homeownership funding in existing competitive affordable housing

programs, expanding outreach to Black institutions and networks, and increasing the
involvement of for-profit dewelopers.

Rehabilitation and accessibility programs

A wide range of programs help Virginians improve the quality of their homes.
Streamlining and expanding these efforts would make safe, efficient, and accessible
housing a reality for thousands more.

' Rehabilitation and accessibility programs are generally effective thanks to their
range and compatibility.

'  Howewer, these efforts often require providers to leverage other private funds,
such as philanthropic gifts and individual donations, to effectively meet their

community’s needs.

Recommended strategies include expanding the Neighborhood Assistance Program,
increasing program resources, streamlining administration, and addressing

downstream issues like workforce and contractor capacity.



EFFECTIVENESS OF
CURRENT PROGRAMS

Community revitalization and
capacity building programs

Virginia Housing and DHCD invest in local capacity to drive local solutions that create
new housing opportunities.

¢ Using both federal and state dollars, a suite of community revitalization and
capacity building programs foster creative approaches to meet the unique housing
needs of Virginia’'s diverse communities.

¢ Capacity building programs, especially those offered by Virginia Housing,
strengthen affordable housing providers and make them resilient to future
challenges.

¢ Opportunities for improvement are primarily administrative: these include
better alignment of applications and project timelines, technical assistance, and
streamlining the closing process.

Recommendations include expanding the successful Vibrant Community Initiative,
aligning state revitalization efforts with local public housing revitalization goals,
encouraging more inclusive land use strategies, and facilitating greater involvement

of developers and contractors who are Black and brown.



EFFECTIVENESS OF
B ,RRENT PROGRAMS

Homelessness assistance and prevention programs

Historic investments to reduce homelessness are making significant headways.
Sustaining these efforts—and pivoting to more permanent solutions—could help
overcome persistent challenges.

¢ Stable and increasing investments in the Virginia Homelessness Solutions Program
and Homeless Reduction Grant, which are supported with both federal and state
funding, have yielded clearly measurable successes. Point-in-Time counts of those
experiencing homelessness have steadily declined over the past decade, although
ongoing impacts of the COVID-19 pandemic could change this trajectory.

' The supply of housing available for persons transitioning out of homelessness is
inadequate and is now a programmatic priority. Community resistance, financing
limitations, and land use restrictions serve as barriers to ending homelessness.

Recommended strategies include increasing the supply of deeply affordable
housing, expanding long-term rental assistance options, increasing inter-agency

collaboration, and better integrating housing senices in criminal processing and
educational systems.

These options would build upon the existing inter-agency, inter-secretariat
collaborative efforts of the Governor's Coordinating Council on Homelessness and

Housing for Vulnerable Populations.



HB854 POLICY FOCUS AREAS

HB854 specified four housing policy areas for stakeholders to generate new
solutions:

A state-funded rental assistance program,
Utility rate reduction,

Property tax reduction, and

Bond financing options.

P w NP

Stakeholders, along with both state housing agencies, unanimously agreed to
add racial equity as a fifth focus area for significant recommendations.

These new housing initiatives may be needed to guarantee long-lasting
affordability and address racial equity in the Commonwealth’s housing
market.

State-funded rental assistance

A new state-funded rental assistance program could build on proven strategies to reduce
housing instability and increase opportunities for low-income households.

¢ Ovwer 300,000 low-income renters in Virginia are cost-burdened—a challenge faced
disproportionately by Black, brown, and senior households.

¢ Current federal rental assistance and the supply of affordable rentals in Virginia do not
satisfy the need thousands of low-income individuals and families have for housing
assistance.

Stakeholders recommend a statewide rental assistance program that prioritizes Virginians
below 50 percent of Area Median Income and those experiencing housing instability,
reduces barriers experienced in federal assistance programs, focuses on equity and
efficiency, and ensures resident success through choice, mobility counseling, and landlord
involvement.



HB854 POLICY FOCUS AREAS

Utility rate reduction

Rising utility costs are contributing to housing unaffordability across Virginia. Addressing
those costs may help ease the burden.

* Electricity, gas, water, and other essential utility costs strain the budgets of low-income
Virginians—as well as those of affordable housing providers working to build and

preserve units across the state.

¢  COVID-19 demonstrated that reliable high-speed internet access is critical for work,
education, and healthcare for families. However, more than one-in-three households
earning less than $20,000 do not have internet access in Virginia.

Although state law and regulatory precedent disallow rate reduction carve outs for
affordable housing, Virginia could address these challenges by unifying current and new

efforts supported by expanded state and federal funding, helping localities reduce up-
front utility costs for affordable housing, bolstering current energy efficiency measures,
and leveraging the Commonwealth’s substantial new broadband investments to increase

internet access and affordability for residents in affordable housing.

Property tax reduction

Real estate taxes often challenge the viability of affordable housing efforts in Virginia. State
lawmakers could consider a constitutional amendment and stronger guidance to local
assessors as efforts toreduce such burdens.

¢ Property taxes on affordable housing generate needed revenue for localities, but they
can often serve as a barrier to development and preservation.

¢ While current state code directs local assessors to account for rent restrictions in
some types of affordable rental housing, providers must frequently appeal incorrect
valuations. This often leads to wasted efforts and continuing burdens on projects.

Stakeholders endorse a new amendment to the state constitution that would enable—

not require—local governments to use a wide range of alternative real estate tax relief
structures for properties used for affordable housing and homelessness senices. Potential
solutions include full and partial exemptions, abatements, and Payment in Lieu of Tax
(PILOT) programs.

To address assessment challenges, stakeholders recommend minor code changes, along
with expanded outreach to local assessors, to reduce these difficulties.



HB854 POLICY FOCUS AREAS

Bond financing options

Bond financing is a critical tool Virginia uses to support affordable housing. Expanding and
improving its use could help affordable housing production and preservation.

¢ The majority of Virginia’'s Private Activity Bond allocation is used to create both affordable
rental and homeownership opportunities. The Governor's Pool has increasingly been used
to support multifamily rental housing bonds.

¢ Localities in Virginia rarely use their general obligation bonding capacity to support housing.

Virginia Housing and DHCD could continue and expand their bond efforts by monitoring
allocation trends, increasing “gap” funding resources, and supporting beneficial changes to
federal law currently being considered by Congress.

Recommended strategies for increasing local bonds for housing may include sharing best
practices, incentivizing bond issuance (and similar local housing investments) within current

programs, and exploring state funds to match and leverage any new local housing bonds.

Addressing racial equity

Inequity in housing outcomes persists across racial lines in Virginia. Embracing new and proven
strategies can help address disparities in homeownership, rental affordability, and housing
stability.

¢ While better than the national average, Virginia has a wide homeownership rate gap that
leaves Black households 25 points behind white households. The discriminatory policies,
actions, and attitudes which led to this disparity also mean Black Virginians have higher
rates of cost burden, live in poorer-quality housing, more often experience homelessness,
or are housing insecure.

¢ Racial inequity exists on both sides of the housing equation; ownership of production and
development companies, along with nonprofit leadership, are predominantly white.

¢ Both Virginia Housing and DHCD have successfully expanded their initiatives to advance fair
housing goals, including improving access to homeownership for Black Virginians.

Continued efforts to address racial equity in housing will require Black and brown-led long-
term engagement, as well as continued statewide leadership.

Recommended strategies to address these racial disparities in housing seek to expand Black
access to homeownership, help mitigate the effects of gentrification, increase success and
choice in rental assistance programs, and ensure that equity is considered at all levels of the

housing industry.



Preface

Background

In the 2020 Regular Session of the General Assembly, legislators unanimously approved House Bill
854, which directed the state to begin this statewide study on affordable housing. HB854 was signed
by Govemor Ralph Northam into the Acts of Assembly (Chapter 482) on March 27, 2020.

The full text of House Bill 854 is available on the Virginia LIS website.

The bill directs the Commonwealth’s two housing agencies—the Department of Housing and Com-
munity Development (DHCD) and Virginia Housing—to “study ways to incentivize” affordable hous-
ing in the state. To accomplish this, HB854 requests these organizations to:

* Determine the quantity and quality of affordable housing and workforce housing across the
Commonwealth,

* Conduct a review of current programs and policies to determine the effectiveness of current
housing policy efforts,

* Develop an informed projection of future housing needs in the Commonwealth and determine
the order of protity of those needs, and

* Make recommendations for the improvement of housing policy in the Commonwealth.

The bill also requires the study to consider recommendations for:

* A [new] Virginia rent subsidy program to work in conjunction with the federal Housing Choice
Voucher Program,

+ Utility rate reduction for qualified affordable housing,

* Real property tax reduction for qualified affordable housing for localities that desire to provide
such an incentive,

* Bond financing options for qualified affordable housing, and

* DExisting programs to increase the supply of qualified affordable housing.

When work began on this report, the agencies and stakeholders agreed to add two more elements
reflective of the major societal and economic shifts of 2020:
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* The immediate and long-term impact of the COVID-19 pandemic on housing needs, programs,
and providers, and
* Efforts to address racial equity in housing across Vitginia.

The original completion date for this study was the first day of the 2021 Regular S ession. However,
three days after signing HB854, Governor Northam issued a statewide Stay at Home order to limit the
initial spread of COVID-19 in Virginia.

Lawmakers subsequently granted a 12-month extension to the report deadline following increased
workloads of agency staffin response to the pandemic. This final report was delivered to the Governor
and the General Assembly in December 2021.

Outline

This report is organized into five major parts, described below.

Part I: Introduction

* Part I introduces the major concepts, frames, and terms used throughout the study. This in-
cludes why housing affordability is important and how it can be measured. In addition, Part I
provides a brief outline of previous housing studies and public opinion of housing, along with
descriptions of data and geographic housing markets used for analysis.

Part II: Engagement

¢ Part II shares the outcomes of various engagement efforts conducted throughout the
HB854 process. This included the convening of a Stakeholder Advisory Group (SAG) per the
bill’s re-quirements, and numerous surveys, focus groups, and interviews.

Part ITI: Research and Findings

* Part III describes the major demographic, economic, and housing trends impacting
housing availability and affordability across Virginia. The report uses the most recently
available data to make determinations about the current quantity and quality of affordable
housing in Vir-ginia. This part also provides an approximation of future housing needs and
prorities, while acknowledging the impact of COVID-19 on projections.

Part IV: Analysis of Existing Programs

* Part IV reviews the current successes and challenges of existing housing programs
administered by the Department of Housing and Community Development and Virginia
Housing, That analysis informed the development of recommendations for sustaining and
improving these initiatives.
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Part V: Focused Recommendations

* Part V covers the four new policy proposals outlined in HB854: 1) a state-funded rental assis-
tance program, 2) real property tax reduction, 3) utility rate reduction, and 4) bond financing
options in support of qualified affordable housing in Virginia. It also includes recommended
strategies for addressing racial inequities in housing across Virginia.

Report process

Work on this report began in the summer of 2020 when DHCD and Virginia Housing assembled a
Stakeholder Advisory Group (SAG), per HB854 requirements, to guide the study. Prior to the first
meeting of this group, DHCD and Virginia Housing engaged Housing Forward Virginia to serve as
the primary consultant to help the SAG complete this repott.

ﬂ ) HousingForward

HousingForward Virginia (HFV) is a nonprofit, nonpartisan research and education organization
dedicated to expanding housing affordability in the Commonwealth. HFV regularly supports housing
studies throughout the state and helps train local government officials, nonprofit providers, devel-
opers, and other stakeholders on affordable housing issues.

The SAG first met in November 2020. Between then and October 2021, SAG members participated
in dozens of meetings in small and large groups to review data, analyze program information, and
make recommendations to fulfill the bill's requirements.

In September 2021, HFV completed a full report draft. Following review by agency staff, the Secretary
of Commerce and Trade, SAG members, and other stakeholders, HFV completed the final repott in
December 2021.

Table 1 lists the organizations and groups responsible for creating this study, along with each of their
roles.


https://www.housingforwardva.org/
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Table 1: Organizations involved in this report

Organization Role

Department of Housing Virginia’s housing and community development agency. Provided

and Community staff support, expertise, and program data to support study effort.

Development

Virginia Housing Virginia’s state housing finance agency. Provided staff support,
expertise, and program data to support study effort.

Stakeholder Advisory Affordable housing experts and practitioners from across Virginia

Group recruited to guide and conttibute to this repott.

HousingForward Virginia ~ Research and education nonprofit engaged to conduct and draft
repott.

Secretary of Commerce Cabinet-level office responsible for final review of report.

and Trade

What this report does and does not cover

This study focuses on the effectiveness of state-level programs in addressing the Commonwealth’s
housing needs. This includes the challenges those programs face and the need for additional pro-
grams to fully meet those needs.

There are several factors that impact housing affordability in Virginia that are 7ot addressedin depth
within this study. These topics incude:

* Local zoning and land use regulations,

* Federal housing program design and dligibility,

* Bconomic and wortkforce development efforts, and
¢ Transportation policy and investments.

While these factors are important to consider, and are mentioned throughout where relevant, they
were beyond the scope of this study.

Concurrent state housing studies

Several other state-level housing studies will also be completed in 2021:

* DHCD completed a report on accessory dwelling units (ADUs) in November 2021, as required by
House Bill 2053 from the 2021 General Assembly Special Session I. This study evaluated ways
the state might support ADUs as a “strategy to address the Commonwealth’s growing demand
for affordable and market-rate housing.”

IReports to the General Assembly, RD629 - State of the Matket and Local Policy: Accessory Dwelling Units in the Com-
monw ealth of Virginia — November 2021.


https://lis.virginia.gov/cgi-bin/legp604.exe?212%2Bful%2BCHAP0411
https://rga.lis.virginia.gov/Published/2021/RD629
https://rga.lis.virginia.gov/Published/2021/RD629
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* The Joint Legislative Audit and Review Commission (JLARC) is currently finishing a “Review of
the Commonwealth’s Housing Needs” as authorized by the Commission on November 16, 2020.
This study will also analyze state housing programs, but it will go beyond the scope of HB854
by assessing challenges local land use regulations present to affordable housing options.

* The Virginia Housing Alliance is conducting an update of its Szate of Supportive Housing Report,
which will consist of an estimate of supportive housing demand for populations in need (ex-
cluding individuals with intellectual and developmental disabilities). This up date will include
recommendations to address the overall statewide supportive housing needs.


http://jlarc.virginia.gov/pdfs/resolutions/2020_Housing_Study_Resolution1.pdf
http://jlarc.virginia.gov/pdfs/resolutions/2020_Housing_Study_Resolution1.pdf
https://www.vahousingalliance.org/
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Part I Overview

Part Iincdudes the following chapters:

1 Why affordability matters

Chapter 1 explains the basics of housing affordability, makes the case for addressing high housing
costs to make our communities more successful, and demonstrates the basic mechanisms available
for making housing more affordable across Virginia.

2 Public opinion of housing

Chapter 2 describes results from numerous public opinion polls in recent years that have asked ques-
tions about housing affordability and opportunity. These findings help make the case for increased
and sustained actions to solve housing challenges in the Commonwealth.

3 Analysis of prior housing studies

Chapter 3 collects the major community engagement themes from over a dozen regional and local
housing studies completed across Virginia in the past several years. This information will help poli-
cymakers understand the types of housing challenges Virginians across the Commonwealth are ex-
petiencing.

4 Virginia’s housing markets

Chapter 4 outlines the three levels of geographic regions across Virginia used to describe housing
needs and trends in different parts of the Commonwealth. The Research and Findings part of this
report (Part III) uses these market and submarket categories.
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5 How we use data

Chapter 5 introduces the most common data sources used for this study and the definitions for de-
mographic categories, such as race and ethnicity identifiers, used throughout the report.



Chapterl

Why affordability matters

This chapter explains the basics of housing affordability, makes the case for addressing high housing
costs to make our communities more successful, and demonstrates the basic mechanisms available
for making housing more affordable across Virginia.

1.1 How do we define affordable housing?

Affordable housing is not a specific type of housing. Rather it is housing within the financial reach of

Virginians across the full spectrum of incomes and budgets. But how do we measure what is afford-
able?

1.1.1 Household cost burden

There are multiple ways of measuring housing affordability. One key metric is the U.S. Department of
Housing and Urban Development’s (HUD) 30 percent rule. This is a simple ratio that states housing
is affordable when an individual or family pays no more than 30 percent of their gross household
income on regular housing costs, incduding rent or mortgage and basic utilities.

If someoneis paying more than 30 percent of gross household income on housing costs, then the
household is cost-burdened. 1f an owner or renter spends more than 50 percent of gross income on
housing, the household is severely cost-burdened.

Cost-burdened households have less to spend on other necessities such as groceries, healthcare, and

transportation. When expenses stretch budgets to the breaking point, families and individuals make
sactifices to stay in their home that risk their health and well-being.
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1.1.2 Community affordability

Affordability is notlimited to the expense of an individual home; it extends to the surrounding neigh-
borhood and community. Communities that offer a range of housing options ensure that there are
enough homes for all types of households, regardless of income or crcumstance.

The most common way to measure the affordability of a community is to compare household in -
comes with the cost of homes to buy or rent. Housing disparities limit a community’s capacity to
thrive; incomes must be adequate to offer residents a range of housing options without becoming
cost-burdened.

To better understand whete needs and gaps exist in housing markets, researchers can define the abil-
ity of a household to pay for housing by comparing theirincome to a regional average. HUD deter-
mines this Area Median Income (AMI) each year for every community in the country using data from
the US. Census Bureau.

Official AMI limits for communities are published on the HUD website. Current 2021 limits are
effective until April 2022.

Area median income is a useful way to conceptualize the full range of housing needs and solutions in
a community. For example, in most areas, households earning 100 percent of AMI or above generally
have fewer challenges finding and affording their homes.

Households with incomes at or slightly below 80 percent AMI (“low-income”) might have less cost
burden, but have trouble saving enough to buy their first home.

Households with incomes near 50 percent AMI (“very low-income” or “VLI”) are much more likely to
rent and have challenges finding good-quality apartments with rents that match their budget.

Households with incomes below 30 percent AMI (“extremely low-income” or “ELI”) have the most
trouble securing stable, affordable homes.

Figure 1.1 shows these income ranges overlaid on some of the most common housing types and pub-
lic programs used by households in those categories. This is commonly referred to as the housing
spectrum.


https://www.huduser.gov/portal/datasets/il.html
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Above 80% AMI
50% AMI to 80% AMI
30% AMI to 50% AMI
Below 30% AMI

Affordable rental Affordable Market-rate rental
Market=afiordabie homeownership and homeownership

Homelessness Rapid rehousing

Supportive housing

Centralized intakes Mission-driven nonprofits ing a t LIHTC development Served by private market
i ) development
Emergency shelters Federal/state/local grants ick i to Inclusionary zoning
3 ) Subsidy rarely needed
. ede fi -Dr
Faith-based charities r Nonprofit AND for-profit | ‘ (except in very high-cost
Mobile home parks metros)

Figure 1.1: The housing spectrum

Policymakers also use AMI to help direct housing assistance programs to households with the greatest
needs. For example, most down-payment grants for first-time homebuyers are limited to households
earning less than 80 percent AMI. Many rental assistance programs cap eligibility at 50 percent AMI
ot 60 percent AMI.

1.2 Why is housing important?

Housing is foundational for households, communities, and economies.

Affordable housing helps build wealth.

Owning a home remains the most important way for Americans to build wealth. For nearly a century,
homeownership has been the best pathway for households to achieve housing security, accumulate
wealth, and pass wealth on to the next generation. Federal policy continues to endorse and promote
homeownership via government-backed mortgages and the mortgage interest deduction.

As homeownership becomes increasingly difficult for many to achieve—especially in the wake of the
2008 housing crisis and Great Recession—affordable housing for all emerges as a core economic
issue. Renters who are not cost-burdened have greater financial security and can save more of their
income to plan for future expenses.

Why housing is important for wealth-building:

* Across the country, the average homeowner has 40 times the total household wealth of the av-
erage renter. (Bhutta et al., 2020)

* Research has shown that households paying affordable rents in Low-Income Housing Tax
Credit (LIHTC) units were able to double their discretionary spending, allowing them to cover
necessities like health insurance, pay down debt, orincrease their savings. (Local Initiatives
Support Corporation, 2010)
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Better homes lead to better health.

A safe and stable home is essential for a healthy life. When we are able to comfortably afford our
homes, we are able to spend money on food, health care, and other resources that affect health out -
comes. The security of an affordable quality home also alleviates the stress of precarious circum-
stances that burden residents’ physical and mental health.

The COVID-19 pandemic has centered attention on the role of housing in individual and public
health. Without a safe home, many people cannot effectively quarantine. This increases the spread
of communicable disease within a household and in the community.

Why housing is important for health:

* Numerous studies have demonstrated a link between overcrowding and the spread of infectious
diseases, like COVID-19. (Gray, 2021) When a home is too small for a family, they are in much
coser contact and are unable to propetly quarantine.

* Researchers at Brown University found that counties with a higher percentage of poor
housing—particularly overcrowded and without plumbing—had a higher inddence of and
mortality assocated with COVID-19. (Ahmad et al., 2020)

* Substandard housing conditions—such as lead paint, overcrowding, and poor plumbing—are
three times more likely to impact Black households than white, non-Hispanic households and
reduce their health outcomes. (Matthew, Rodrigue, & Reeves, 2016) (Boulware, 2020)

* According to the American Health Homes Survey, Black households are more likely to have
lead-based paint hazards in their homes (45 percent) than their white counterparts (32 percent).
(Ashley, Friedman, & Pinzer, 2011)

Better housing options alleviate transportation challenges.

Housing and transportation are inextricably linked because where we live often determines our mode
and cost of travel to reach basic necessities, like grocery stores and medical care. Transportation is
typically a household’s second largest expenditure after housing,

When housing is easily connected to conveniences like grocery stores, child care, or healthcare facil -
ities, we are more likely to opt to walk or use public transit reducing transportation expenses. Diverse
housing like apartments, townhomes, duplexes, and manufactured home communities offer options
that allow residents to choose a lifestyle that meets their needs and wants.

Why housing is important for transportation:

* Households in the Washington, DC Metropolitan Statistical Area (MSA) spend an average of
$12,939 on transportation per year. The average share of total income these households spend
on transportation and housing is 41 percent. (Center for Neighborhood Technology, 2021)

* Many modest-wage jobs are not efficiently located near lower-cost housing, according to a spa-
tial analysis of employment and housing in the Richmond region by Virginia Commonwealth
University. (Jacobson, Suen, MacKenzie, & Fasulo, 2017)

A strong housing industry supports Virginia’s economy.
g g ry supp g y
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Building more homes means more jobs. The housing industry provides thousands of jobs through -
out Virginia. From real estate agents that sell homes, developers that buy and plan, builders that
construct, lenders that help finance, and nonprofits that serve their clients, the housing industry
supports a robust economy in Virginia.

More housing also means that Virginia can better accommodate its workforce. Affordable places to
live that match available wages and salaries will attract talented people to Virginia’s employers and
communities.

Why housing is important for our econom):

* Virginia’s housing industry accounted for $28.1 billion in direct economic output in 2015 ac-
cording to a repott from the Governor’s Housing Policy Advisory Council. Housing is the sixth-
largest private sector industry in the Commonwealth. (Virginia Coalition of Housing and Eco-
nomic Development Researchers, 2017)

* Housing suppotrts more than 314,000 jobs across the state and helps pay more than $14 billion
in total wages.

1.3 How can we make housing more affordable?

Policymakers can help keep housing costs reasonable by s#pporting new affordable housing and by

making current housing more affordable. Both approaches are necessary and complimentary.

Supporting new affordable housing increases the supply of homes available to buy or rent at prices
that are within reach of moderate-income and low-income households. Both the public sector and
ptrivate market help accomplish this. Governments can change regulations and provide funding to
allow for-profit and nonprofit builders to create new affordable homes.

Examples of these supply-side solutions include:

* Local land use reforms to allow lower-cost housing types,

* Project-based rental assistance attached to specific apartments,

* Development subsidies, tax credits, and other incentives in exchange for creating below-market
homes, and

¢+ Alternative tenure models, such as community land trusts.

Virginia’s housing agencies help create new affordable homes with programs that address:

+ Affordable rental housing production (see Chapter 20),
* Community revitalization and capacity building (see Chapter 24), and
* Homelessness assistance and prevention (see Chapter 25).

These initiatives build and preserve thousands of affordable homes each year.
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Making current housing more affordable is accomplished by providing a wide range of assistance
packages to households who need help paying their rent, mortgage, or utility bills; who are looking to
buy their first home; who are facing housing instability; or who need physical improvements to their
homes.

Governments can help serve these households with a range of demand-side solutions, including:

* Tenant-based rental assistance (such as Housing Choice Vouchers),

* Homebuyer down payment grants and government-backed mortgages,

* Eviction prevention and diversion programs, and

¢ Investments in energy efficiency, weatherization, and accessibility improvements for current
homeowners.

Virginia’s housing agencies help lower housing costs for currency homeowners and renters with pro-
grams that address:

* Rental assistance and eviction prevention (see Chapter 21),
* Homeownership and counseling (see Chapter 22),

* Rehabilitation and accessibility (see Chapter 23), and

* Homelessness assistance and prevention (see Chapter 25).

These efforts help tens of thousands of Virginians with their housing needs each year.



Chapter 2

Public opinion of housing

This chapter describes results from numerous public opinion polls in recent years which have asked
questions about housing affordability and opportunity. These findings help make the case for in-
creased and sustained actions to solve housing challenges in the Commonwealth.

2.1 Measuring how Virginians and Americans feel about housing

Public opinion polling in recent years has found broad agreement that housing affordability is a prob-
lem. This polling has also discovered robust support for policies and programs to address it. While the
two most recent polls surveying only Virginians predate the COVID-19 outbreak, another two nation-
wide polls performed during the pandemic suggest increasing recognition of the need and support
for more long-term government investment in affordable housing.

For instance, a national public opinion poll commissioned by the Opportunity Starts at Home campaign
and conducted by Hart Research Associates in June 2020 found that 86 percent of respondents “agree
that the pandemic has demonstrated that the government needs to invest more in affordable housing
over the long term.”

Inshort,the COVID-19 pandemic andits ensuing economic crisis have revealed and exacerbated
issues of housing affordability and stability that pervaded Virginia and the country long before 2020.

More than four in five Americans think that the COVID-19 pandemic showed the importance of
public investments in affordable housing. (Opportunity Starts at Home, 2020)

This chapteris a synthesis and summary of the two Virginia-focused housing affordability polls: one
commissioned by the Campaign for Housing and Civic Engagement (CHA CE) and conducted in 2017
by the Judy Ford Wason Center for Public Policy at Christopher Newport University (CNU), and the
other conducted in 2019 by the Center for Public Policy at Virginia Commonwealth University (VCU).
It condudes with results from more recent national polls to fill in what Virginians’ current attitudes
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about affordable housing and related issues might be since experiencing the pandemic and its eco -
nomic fallout.

2.2 Public opinion on affordable housing in the Commonwealth

2.21 2017 CHACE poll

Respondents of the 2017 CHACE poll (509 registered Virginia voters surveyed) and the 2019 VCU
poll (816 adults in Virginia surveyed) broadly agreed that housing affordability is an important issue
and supported possible measures to address affordability and related issues. (Campaign for Housing
and Civic Engagement, 2017)

The CHACE survey—which offers astatewide view of public opinion and attitudes among registered
voters—reported significant majority support for values affirming housing equity and programs:

* More than three-quarters (79.4 percent) agree that having an adequate supply of housing op-
tions in their community is important to them.

* Most respondents (82.1 percent) believe that people workingin their community should be able
to afford to live in their community.

* More than three-quarters (78 percent) support the preservation of the Virginia Housing Trust
Fund, its use specifically to address homelessness (80.3 percent), and its expansion to assist in
the costs of aging-in-place modifications (87 percent).

* The majority of those surveyed (84 percent) support the state’s use of incentives and financial
resources to encourage Virginia utilities to increase their funding for energy efficiency pro-
grams for their customers.

* An overwhelming majority (89 percent) support requiring Virginia utility companies to achieve
greater energy savings for their customers.

Smaller majorities of respondents:

* Supported paying a 50 cent surcharge on their monthly utility bill to fund the provision of
financial support for weatherization programs for low-income residents,

* Believed that affordability contributes to the economic success of their community,

+ Agreed that ending homelessness should be an important government protity,

¢+ Agreed that local and state governments should work to provide housing opportunities for fam-
ilies whose incomes ate a barer to quality housing, and

¢ Indicated that they are more likely to support a candidate for political office who makes housing
affordability a prority.

2.2.2 2019 VCU poll

The VCU poll collected and presented public perspectives about housing affordability at various
scales and units of analysis. (Fasulo, 2019) A key finding of this study is the dissonance between
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respondents’ perceptions of housing affordability in their own communities in Virginia versus their
perceptions of housing affordability at a national level.

Overall, the poll found that:

* While 78 percent of the Virginians surveyed identified housing affordability as a current prob-
lem in the United States, just 57 percent regarded it as a problem where they live, and only 33
percent believed it was a very setious local problem.

+ At the regional scale, 47 percent of respondents in the South Central region said it was a very
serious problem where they live, followed by 41 percent of respondents in Northern Virginia.

* On the other hand, substantial shares of respondents in the Northwest (55 percent), Tidewater
region (51 percent), and West regions (40 percent) said affordability was not a problem in their
respective areas.

Survey responses also aligned within racial groups:

* 42 percent of non-white respondents reported that affordability is a very serious problem where
they live compared to 28 percent of white respondents who said the same.

Educational attainment also influences perceptions of housing affordability:

* 41 percent of college graduates see it as a very serious problem in their area, but just 29 percent
of respondents with some college and 28 percent of those with a high school education or less
share this view.

Party identification also divides public perception of affordability:

* 57 percent of Democrats and 51 percent of Independents agree that housing affordability is a
very serious problem, compared to 31 percent of Republicans reporting the same.

Respondents’ sense of their own housing stability also contrasted according to race and income:

* While 55 percent of white respondents reported fecling very stable in their current housing
situation, only 32 percent of non-white respondents did as well.

* Just 40 percent of respondents eaming a family income of less than $50,000 reported feeling
fairly stable and secure compared to 54 percent of those with incomes of $50,000 to $100,000.

* The poll also found substantial disparities in housing cost burdens along racial and class lines
across Virginia, which other research confirms. (See Chapter 30.)

The poll induded questions specifically addressing homeownership affordability:
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* Of the 41 percent of the sample who rent orlive with their parents orin some other arrangement,
70 percent said they aspire to own a home, 22 percent said that they do not, and 8 percent said
that they do not know.

* The main barriers to buying a home included limited options within their budget (22 percent),
a poor credit history (18 percent), lack of down payment (15 percent), and existing debt (11 per-
cent).

The results also illustrate the widely known racial gap in homeownership that persists across the
country:

* Two-thirds of white respondents owned their home, compared to 49 percent of non-white re-
spondents.

Finally, the majority of respondents to this poll indicated their endorsement of changing rent and
eviction policies to address problems of housing affordability and stability:

* In particular, 75 percent of respondents supported changing landlord-tenant laws to increase
the length of time that renters have to pay past-due rent to 14 days.!

* 78 percent said they would support legislation making it easier for tenants to withhold rent
from landlords who fail to make necessary repairs in a specified amount of time.

2.3 Public opinion on affordable housing across the nation

In the midst of worsening housing unaffordability and instability during the COVID-19 pandemic,
national public opinion on policies to reverse the trend sustained or even gained strength across
the political spectrum. A poll commissioned by Opportunity Starts at Home found that 63 percent of
those surveyed agreed that housing affordability is a “serious problem” in the area where they live, an
increase of 24 percentage points since 2016. (Opportunity Starts at Home, 2020)

These responses apply to immediate action to stem housing instability resulting from the pandemic
(such as emergency rental assistance, more funding for homeless assistance programs to minimize
crowding, and a uniform, nationwide eviction moratorium) as well as to longer-term solutions to
these housing problems that the pandemic crisis exposed and exacerbated.

Over two-thirds of respondents said they wanted the government to “make major housing invest -
ments even if it means increasing the deficit.” However, only 49 percent of Republicans agreed with
this view compared to 79 percent of Democrats and 76 percent of Independents.

A December 2020 survey by Data for Progress—which polled 1,116 “likely voters” nationally—found
substantial suppozt for a public option for housing in addition to increased government support for
affordable housing access and stability. (Winter, 2021)

New COVID-19 protections in Virginia law do allow 14 days for a tenant to make a missed payment. This is in effect
until July 1, 2022. (Va. Code Ann. § 55.1-1245)


https://law.lis.virginia.gov/vacode/55.1-1245
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When asked if they would be in favor of a “proposal where cities or counties build new, affordable
housing that people can then rent from and which would compete with private housing options,” over
75 percent of Democratic voters said would be, while 64 percent of Independent/third-party voters
and 37 percent of Republican voters agreed.

The Opportunity Starts at Home campaign also conducted the most recent national opinion poll on
housing in June and July of 2021. (Opportunity Starts at Home, 2021) That poll again found that
Americans overwhelmingly support investments in affordable housing:

* Three in four (74 percent) favor programs to expand the supply of homes affordable to low-
income persons.

* Pour in five (82 percent) believe the government should increase efforts to end homelessness.

* Nine in ten (92 percent) agree that “stable, affordable housing” is important to a person’s well-
being.

Over half of low-income, Black, and Hispanic respondents to this poll said housing is one of the most
important factors for well-being,
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Chapter 3

Analysis of regional housing studies

This chapter collects the major community engagement themes from over a dozen regional and lo -
cal housing studies completed across Virginia in the past several years. This information will help
policymakers understand the types of housing challenges Virginians across the Commonwealth are
experiencing.

3.1 Introduction

This meta-analysis of community engagement includes housing studies completed between 2013 and
2021 for more than twenty regions and localities across Virginia. The aim of this analysis is:

1. Determine whether each housing study contained a community engagement component,

2. Identify the specific methods used and the key findings in studies that did incorporate com-
munity engagement, and

3. Aggregate and summarize the main themes that emerge across the studies’ community engage-
ment findings.

Of the housing studies reviewed, most appeared to incorporate community engagement in some form.
The extent of community engagement ranged from broad community feedback through public sur-
veys to targeted input through interviews or focus groups with selected stakeholders.

Some study reports and other materials mention the use of community engagement methods, yet do
not incdude an explicit presentation or discussion of the findings from such input.

The themes identified and discussed here draw specifically with varying levels of detail from com-
munity input, when available, in the following regions and localities (with report date and external
link to published study):

* Alexandria (December 2013)
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+ Adlington (September 2015)

* Northern Shenandoah Valley (October 2018)

¢ Fairfax County (2018)

* City of Falls Church (August 2019)

* Farmville/Prince Edward County (September 2019)
* Richmond Region (January 2020)

* Bath County (March 2020)

* Richlands (Apzl 2020)

* City of Martinsville (July 2020)

¢ Fredericksburg Region/George Washington Region (October 2020)
* Roanoke Valley-Alleghany Region (December 2020)
¢ James City County (2020)

* Prince William County (2020)

* Harrisonburg (February 2021)

* Goochland County (April 2021)

* New River Valley Region (April 2021)

* Loudoun County (June 2021)

3.2 Common themes

3.2.1 Housing options for seniors

Many of the study areas are home to aging populations, and a common theme that emerged was the
lack of housing options that enable seniors to age-in-place or age-in-community. For the former, this
means policies and programs that support the renovation and adaptation of residents’ current homes
to make their homes more accessible as they age.

Community input also raised the broader need for senior housing options to enable aging-in-
community, particularly in more rural parts of Virginia, as older adults seek to downsize to homes in
more centrally located areas that are walkable and amenity-rich.

3.2.2 Affordable homeownership opportunities

In most of the community-engaged studies, residents and stakeholders voiced a need for afford-
able homeownership opportunities for first-time homebuyers, particularly young people and single-
parent households who work in the area, and prospective employees. This theme overlaps with hous-
ing options for seniors, as aging Virginians compete with first-time homebuyers for smaller for-sale
homes. The particular price points considered affordable vary by region.

For instance, the median annual salary for the Farmville/Prince Edward County region’s “most com-
mon job types” is $35,647, which would require a price point of about $135,000 for affordable home-
ownership. Survey respondents in Goochland County reported unmet demand for affordable home-
ownership opportunities under $300,000 and under $200,000. Bath County’s stakeholder input
revealed a lack of “[flor-sale homes at price points ‘in the middle’ (between approximately $100,000


https://housing.arlingtonva.us/affordable-housing-master-plan/
https://www.fairfaxcounty.gov/housing/communitywideplan
https://www.fallschurchva.gov/DocumentCenter/View/11712/Chapter-10-Housing-a-Complete-Community?bidId
https://pharva.com/framework/about-the-framework/
https://p1cdn4static.civiclive.com/UserFiles/Servers/Server_11366306/File/Public%20Information/Housing%20assessment/Final%20-%20Housing%20Assessment%20%26%20Market%20Analysis%20-%20Bath%20County%20VA%20.pdf
https://martinsvillehousing.com/
https://gwregion.org/human-services/housing-affordability
https://rvarc.org/roanoke-valley-alleghany-regional-housing-market-study-analysis-to-be-considered-for-adoption-on-december-10th/
https://jamescitycountyva.gov/3051/Housing-Conditions-Study
https://www.peopleinc.net/media/News/2020%20Update%20Greater%20Prince%20William%20Community%20Assessment.pdf
https://www.harrisonburgva.gov/housing-study
https://nrvrc.org/regional-housing-study/
https://www.loudoun.gov/housingneeds
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and $200,000).”

3.2.3 Lack of multifamily rental housing, both subsidized and market-rate

Community input across all study areas identified shortages in rental housing affordable to a range
of income levels. Many studies only cite supply gaps in subsidized affordable housing and workforce
housing as key challenges, while others report a strong need for new market-rate rental housing

Community input in the Northern Shenandoah Valley, the Farmville/Prince Edward County region,
and the New River Valley Region all indicated rental supply issues related to those areas’ college stu-
dent populations. The Northern Shenandoah Valley report noted a dearth of housing options to meet
student demand, while the two other regions’ studies raised concerns about an insufficient supply of
housing for nonstudents, largely due to students’ “domination of the rental market.”

3.2.4 Greater diversity of housing types

This theme necessarily reflects and interconnects with the preceding themes and does not require
extensive discussion. However, community input in a number of studies revealed an explicit desire
for more diverse—and denser—housing options to meet the needs of a range of current and future
residents.

3.2.5 Repairs, maintenance, and utilities of existing housing stock

These issues are grouped together, as they all affect housing cost burdens and quality. A number of
studies raised the challenge of aging and substandard housing stock and the inability of homeowners
to afford maintenance, repairs, and rehabilitation. Additionally, lack of access to quality, reliable
broadband service emerged from community input as a prominent issue in Goochland County and

the Roanoke Valley-Alleghany Region.
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Chapter 4

Virginia’s housing markets

This chapter outlines the three levels of geographic regions across Virginia used to describe housing
needs and trends in different parts of the Commonwealth. The Research and Findings part of this
report (Part III) uses these market and submarket categories.

To illustrate important housing trends throughout the Commonwealth, this report presents data ac-
cording to three tiers of market groups aggregated by city/county and described below.

At the highest level, Virginia is divided into three major categories: Large Metro Housing Markets
(the “urban crescent”), Small Metro Housing Markets?!, and Rural Housing Markets. This report will
often abbreviate these markets to Large Markets, Small Markets, and Rural Markets.

Within each of these major categories are distinct housing markets that generally correspond with
familiar metro regions; for example, Hampton Roads, Charlottesville, and Southwest.

Finally, each market is divided further into submarkets that reflect nuances within each market. For
example, the Richmond market is divided into its urban core, suburbs, and exurbs, while the Chesa-
peake Bay is divided into the Northern Neck/Middle Peninsula and the Eastern Shore.

I'These markets are sometimes referred to as the “reverse crescent” of Viginia. However, this is not a commonly used
term and is therefore not applied in this report.
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4.1 Large Metro Housing Markets

Charactetistics of these matkets indude:

* Moderate-high population density and population growth,

* High housing costs that are rising faster than incomes, contributing to high levels of cost bur-
den,

* High land costs and shortage of land available for residential development,

* Bconomic and household growth pressures pushing residential development into lower density
peripheral exurban localities,

* large commuting range with significant transportation pressures related to household growth,

* Significant need for higher density and multifamily residential development, and

* Concentrated poverty and limited access to affordable housing in areas of opportunity.
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Large Markets: submarkets and localities

Market Submarket
Hampton City Newport News City Norfolk City Portsmouth City
Hampton Urban Care
Roads
Chesapeake City James City County Poquoson City Suffolk City
Suburbs Virginia Beach City Williamsburg City York County
Franklin City Gloucester County Isle of Wight County Mathews County
Exurbs Southampton County Surry County
i ; Alexandria City Arlington County Falls Church City
Northern High Density
L Urban Core
Virginia

Fairfax City Fairfax County Loudoun County Manassas City Manassas Park City
Inner Suburbs Prince William County

Quter Suburbs  Caroline County Fredericksburg City King George County Orange County
(Fredericksburg Spotsylvania County Stafford County

Area)

Quter Suburbs  Clarke County Culpeper County Fauquier County Madison County
{Northern Rappahannock County Warren County

Piedmont)

Colonial Heights City Hopewell City Petersburg City Richmond City
Richmond Urban Core

Chesterfield County Hanover County Henrico County
Suburbs

Amelia County Charles City County Cumberland County Dinwiddie County
Exurbs Goochland County King and Queen County King William County Louisa County
New Kent County Powhatan County Prince George County Sussex County

Figure 4.2: Iarge Markets: submarkets and localities
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4.2 Small Metro Housing Markets

Charactetistics of these matkets indude:

* Moderate-to-low population density and population growth,

* Moderate housing costs which are rising faster than incomes for low-to-moderate income
households, and high cost burden among lower income groups,

* Higher homeownership rates than in Large Metro markets but limited new housing construc-
tion to accommodate first-time buyer needs,

* Rising land costs and shortage of land available for residential development,

* Residential development being pushed into lower density peripheral exurban localities, result-
ing in larger commuting ranges and increased transportation pressures,

+ Aging population and limited affordable senior housing options, and

¢ Significant differential between owner and renter incomes leading to continued concentration
of poverty and limited access to opportunity for low-income households, especially minority
populations—though on a more limited scale than in Large Metro markets.
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Small Markets: submarkets and localities

Market

Central Valley

Charlottesville

Lynchburg

New River Valley

Northern Valley

Roanoke

Submarket

Cities

Counties

Cities

Counties

Cities

Counties

Cities

Counties

Cities

Counties

Cities

Counties

Buena Vista City Harrisonburg City Lexington City Staunton City

Waynesboro City

Augusta County Rockbridge County Rockingham County

Charlottesville City

Albemarle County Buckingham County Fluvanna County Greene County

Nelson County

Lynchburg City

Amherst County Appomattox County Bedford County Campbell County

Radford City

Floyd County Giles County Montgomery County Pulaski County

Winchester City

Frederick County Page County Shenandoah County

Roanocke City Salem City

Botetourt County Craig County Franklin County Roanoke County

Figure 4.3: Small Markets: submarkets and localities
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4.3 Rural Housing Markets

Charactetistics of these matkets indude:

* Low density,

* Low growth or dedining population,

* A rapidly aging population,

* Low houschold income and income insufficient to support new housing development, except
for limited custom home development,

* Weak private-sector housing industry (finance/development/real estate) due to weaker
economies, low income levels, and lack of adequate economies of scale,

* Higher reliance on manufactured housing than other markets,

+ Aging and deteriorating housing inventory,

¢ Inadequate new housing production to support quality housing options (which is a major bar-
ter to new economic development), and

+ Limited affordable senior housing options.
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Rural Markets: submarkets and localities

Market

Alleghany
Highlands

Chesapeake Bay

Southside

Southwest

Submarket

Cities

Counties

Eastern Shore

Middle

Peninsula/

Northern Neck

Cities

Counties

Cities

Counties

Covington City

CHAPTER 4. VIRGINIA’S HOUSING MARKETS

Alleghany County Bath County Highland County

Accomack County Northampton County

Essex County Lancaster County Middlesex County Northumberland County
Richmand County Westmoreland County

Danville City Emporia City Martinsville City

Brunswick County Charlotte County Greensville County Halifax County
Henry County Lunenburg County Mecklenburg County Nottoway County
Patrick County Pittsylvania County Prince Edward County

Bristol City Galax City Norton City

Bland County Buchanan County Carroll County Dickenson County
Grayson County Lee County Russell County Scott County Smyth County
Tazewell County Washington County Wise County Wythe County

Figure 4.4: Rural Markets: submarkets and localities



Chapter 5

How we use data

This chapter introduces the most common data soutces used for this study and the definitions for
demographic categories, such as race and ethnicity identifiers, used throughout the report.

5.1 Common data sources

Below is a description of some of the most common data sources that inform this study.
American Community Survey

The American Community Survey (ACS) is an ongoing survey program of the U.S. Census Bureau.
The ACS collects information about the nation’s social, economic, housing, and demographic char-
acteristics on an annual basis. This information provides the most-up-to-date estimates between

decennial censuses.

This study uses two types of ACS data:

1. 5-Year Estimates are averages across a five-year period. This type of data is available for all
geographiclevels. Although it is the least current data, it is considered the most reliable due to

its large sample size.
2. 1-Year Estimates are averages across a 12 month period. This type of data is available only for

areas with populations of 65,000 or more people. Although less reliable because it uses the
smallest sample size, this data is the most current. This report uses 1-Year Estimates when
reporting median dollar amounts to avoid the distortion created by calculating medians over
several years (as in the case of 5-Year Hstimates).

Building Permits Survey

The Building Permits Survey is a program of the U.S. Census Bureau that provides national, state, and
local data on new privately-owned residential construction. The survey releases data on an annual

63


https://www.census.gov/programs-surveys/acs
https://www.census.gov/construction/bps/

64 CHAPTER 5. HOWWE USE DATA

and monthly basis. Information collected by the survey includes the number of buildings, number
of housing units, and permit valuation by size of the structure.

Comprehensive Housing Affordability Strategy

The U.S. Census Bureau creates custom tabulations of ACS data and provides them to HUD on an
annual basis. Known as Comprehensive Housing Affordability Strategy (CHAS) data, they indicate
the extent of housing problems and needs throughout the nation.

CHAS data are the primary source of information regarding housing cost burden. Although released
on an annual basis, CHAS data do lag behind more current ACS estimates. At the time of this report,
the most recent CHAS data release was for the 5-Year Estimate period from 2013 to 2017.

Home Mortgage Disclosure Act

The Home Mortgage Disclosure Act (HMDA) requires that financial institutions maintain, report, and
disclose loan-level information about mortgages. This information provides a level of transparency
around home lending and informs policy decisions. All publidy published data is de-identified to
protect applicant and borrower privacy. Data collected through HMD A includes demographic infor-
mation about applicants and details about the loan and the home-to-be-purchased.

HUD Point-in-Time and Housing Inventory Count

HUD requires that Continuums of Care (CoC) conduct and report an annual count of people experi-
encing homelessness within their service areas. These counts include people experiencing homeless -
ness currently in emergency shelters, transitional housing, and Safe Havens on a single night, as well
as unsheltered people expetriencing homelessness observed on-the-street. These counts are referred
to as Point-in-Time (PIT) counts.

The HousingInventory Count (HIC)is a PIT inventory of provider programs within a CoC that provide
beds and units dedicated to people experiencing homelessness or who were homeless at entry. This
includes emergency shelters, transitional housing, rapid re-housing, Safe Havens, and permanent
supportive housing,

Local Area Unemployment Statistics

The Local Area Unemployment Statistics (LAUS) program is a program of the U.S. Bureau of Labor
Statistics. This program produces monthly and annual employment, unemployment, and labor force
data for all geographic levels of the country.

National Housing Preservation Database

The National Housing Preservation Database (NHPD) is a partnership between the National Low-
Income Housing Coalition (NLIHC) and Public and Affordable Housing Research Corporation
(PAHRC). The NHPD provides property-level and subsidy-level data from nine different HUD and
USDA data sources in a single database.

Population and Housing Units Estimates Program

The Population FEstimates Program (PEP) is a program of the US. Census Bureau that provides an


https://www.huduser.gov/portal/datasets/cp.html
https://www.consumerfinance.gov/data-research/hmda/
https://www.hudexchange.info/programs/coc/coc-homeless-populations-and-subpopulations-reports/
https://www.hudexchange.info/programs/coc/coc-housing-inventory-count-reports/
https://www.bls.gov/lau/
https://preservationdatabase.org/
https://www.census.gov/programs-surveys/popest.html
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informed estimation of population and housing units for all states and counties on an annual ba-
sis. The U.S. Census Bureau estimates resident populations and housing units each year following a
decennial census by using the measures of population change and components of housing change.

Other survey programs such as the ACS and American Housing Survey (AHS) use the data as controls.
Population estimates from PEP inform federal funding allocations.

Project HOPE Education for Homeless Children and Youth

The William and Mary School of Education’s Project HOPE serves as the administrator of Virginia’s
Program for the Education of Homeless Children and Youth on behalf of the Virginia Department of
Education. Project HOPE tracks the number of homeless children and youth enrolled in Virginia’s
public schools based on the Department of Education’s definition of homelessness.

Occupational Employment and Wage Statistics

The Occupational Employment and Wage Statistics (OEWS) program is a product of the U.S. Bureau
of Labor Statistics. OEWS provides annual employment and wage estimates for roughly 800 different
occupations in the United States.

Virginia Association REALTORS® Multiple Listing Service

A Multiple Listing Service (MLS) is a real estate database used by licensed REALTORS® to facilitate
the buying and selling of homes in the United States. These systems provide a dynamic snapshot of
home prices and home sales, as well as information on the characteristics of those homes. Virginia

REALTORS® provided statewide data from MILS databases actoss the Commonwealth.
Weldon Cooper Center for Public Service Population Projections

The University of Virginia’s Weldon Cooper Center for Public Service produces population projec-
tions for the Commonwealth of Virginia and its cities, counties, and large towns. The center also
produces population projections for all fifty U.S. states and the District of Columbia. Federal agen -
cies, state governments, businesses, and nonprofit entities now use these projections for their par-
ticular planning and research needs because the U.S. Census Bureau stopped producing state-level
population projections this past decade.

5.2 Common terms

The following list provides definitions for several data categories used throughout this study:

5.2.1 Race

When referring to a specific race, that race is non-Hispanic. For example, Black households are specif-
ically Black, non-Hispanic houscholds, unless specified otherwise.

Another race most often refers to the US. Census Bureau’s category of “Some Other Race,” which


https://education.wm.edu/centers/hope/
https://www.bls.gov/oes/
https://virginiarealtors.org/
https://virginiarealtors.org/
https://demographics.coopercenter.org/
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includes all responses not included in the white, Non-Hispanic, Black or African American, American
Indian and Alaska Native, Asian, and Native Hawaiian and Other Pacific Islander categories. For
visual clarity, we often aggregate American Indian and Alaska Native and Native Hawaiian and Other
Pacific Islander—a small proportion of the data—into the “Another race” category.

Multiracial refers to the U.S. Census Bureau’s category of “Two or More Races.”

Hispanic is referred to throughout this study in place of “Hispanic or Latino.” Hispanic and Latino
are both pan-ethnic terms used to describe people living in the United States who identify as being
from Spain or from Spanish-speaking countries and from Latin American countries regardless of
language. We recognize that there are distinctions between the two terms; however, for the sake of
brevity and consistency we use the term Hispanic.

White, non-Hispanic refers to individuals who do not identify as Hispanic or Latino and who have
reported their race as “white” only.

5.2.2 Housing

Area median income (AMI) is the midpoint of a region’s income distiibution (i.e., half the house-
holds in a region earn more than that figure while the other half make less). AMI is used frequently as
a benchmark to set income limits in housing policy. HUD sets different AMI levels based on different
geographic areas and household sizes.

Cost-burdened refers to a houschold that spends more than 30 percent of their gross household
income on housing costs, incduding utilities. For greater nuance, a household that spends more than
50 percent is severely cost-burdened.

Home(s) refers to what the U.S. Census Bureau defines as “housing units.” A housing unitisa house,
apartment, a group of rooms, or a single room occupied or intended for occupancy as separate living

quarters.

Household refers to all individuals that reside under a single roof. A household typically comprises
a family, but can include non-related individuals that live together.

Householder refers to the primary individual owning or renting a home. This individual may be
either spouse if the household consists of a married couple.

Manufactured home refers to a factory-built home that is fully built on a chassis. These homes are
built to meet standards promulgated by the U.S. Department of Housing and Urban Development (the
“HUD Code”).

Modular home (or a prefabricated home) is a home that is built to near completion (typically 80 to
90 percent) and then transported to a location and fully assembled on site. These homes are built to
state and local building codes.

Multifamily refers to a building that contains more than one housing unit. For the purposes of this
study, different multifamily densities are defined as follows:
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* Small-scale multifamily is a building that consists of 2 to 19 housing units. This incdudes
duplexes, trplexes, and other similar buildings of three stoties or fewer.

* Medium-scale multifamily is a building that consists of 20 to 49 housing units. This typically
indudes low-rise and mid-rise apartments.

* Large-scale multifamily is a building that consists of 50 or more housing units. This typically
indudes mid-rise and high-rise apartments.

5.2.3 Income

Extremely low-income (ELI) houscholds are households that earn 30 percent of AMI or below.
Very low-income (VLI) houscholds are houscholds that eamn between 31 and 50 percent AMI.
Low-income (LI) houscholds are households that eam between 51 and 80 percent AMI.

Asset Limited, Income Constrained, Employed (ALICE) is a term used to describe working house-
holds that are not technically in poverty, but are unable to afford all the basic necessities like housing,
food, and health care.

More information about ALICE, induding specific methodology, can be found on the United for AL-

ICE campaign website. This effortis led by the United Way of Northern New Jersey; multiple United
Way affiliates in Virginia also participate as partners.

5.2.4 Age

Generation Z (or Gen-Zers) generally refers to people bom between 1997 and now. As of 2021, these
people are under 24 years old.

Millennial(s) generally refers to a person or people bom between 1981 and 1996. As of 2021, these
people are 25 to 40 years old.

Generation X (or Gen-Xers) generally refers to people bom between 1965 and 1980. As of 2021, these
people are 41 to 56 years old.

Baby boomer(s) generally refers to a person or people born between 1946 and 1964. As of 2021, these
people are 57 to 75 years old.

Silent generation generally refers to people bomn between 1928 and 1945. As of 2021, these people
are 76 to 93 years old.


https://www.unitedforalice.org/state-overview/Virginia
https://www.unitedforalice.org/state-overview/Virginia
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Part II Overview

Part II includes the following chapters:

6 SAG and steering committee involvement

Chapter 6 provides an overview of the SAG and steering committee roles during the HB854 study
process.

7 Provider survey

Chapter 7 summarizes the housing provider survey that HousingForward Virginia designed in con-
sultation with the steering committee. The results showcase the opinions of more than 400 practi-
tioners and advocates actoss the Commonwealth.

8 Focus groups

Chapter 8 outlines the focus groups conducted by HousingForward Virginia to better understand
housing needs and challenges across the Commonwealth. These findings complement the results of
the provider survey.

9 Public housing authority survey

Chapter 9 summarizes the public housing authority survey that HousingForward Virginia circulated
among public housing authorities across the Commonwealth to collect information on the demand
for housing assistance in their communities.
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10 Client survey

Chapter 10 provides an overview of the program client survey that HousingForward Virginia designed
and the Virginia Housing Alliance deployed. The survey intended to collect direct feedback on cur-
rent housing programs from users who have applied for and/or received assistance through these
initiatives.

11 Experts and power users

Chapter 11 provides readers with a summary of the additional experts and practitioners who provided
testimony to the SAG, steering committee, and HousingForward Virginia during the HB854 study
process.



Chapter 6

SAG and steering committee involvement

This chapter provides an overview of the SAG and steering committee roles during the HB854 study

pI'OCCSS.

6.1 Stakeholder Advisory Group

The Stakeholder Advisory Group (SAG)—mandated by HB854 and composed of housing experts from
across Vitginia—guided this study. As directed by the bill, the SAG membership induded:

“idividuals with expertise in land developm ent, construction, affordable housing, real estate
finance, tax credit syndication, and other areas of expertise as determined by the Departm ent of
Houwusing and Community Developrment and the 1 irginia Housing and D evelopmzent Authority,

and at least one resident of an affordable housing property.”

The SAG’s purpose was to:

“(2) determine the quantity and quality of affordable housing and workjforce housing across the
Commonwealth, (ii) conduct a review of current program:s and policies to determine the effec-
tiveness of current housing policy efforts, (iiz) develop an inform ed projection of future housing
needs in the Commonwealth and determine the order of priority of those needs, and (iv) make
recommendations for the improvement of housing policy in the Commmonwealth.”

The SAG met five times between November 2021 and October 2021 to discuss and provide feedback
on the recommendations. HousingForward Virginia and the steering committee prepared memos
and other meeting matetials to inform and support the SAG dedsion-making process.

The SAG formed six subgroups to discuss the specific focus areas that HB854 identifies. The topical
subgroups addressed: data and research, state rental subsidy, utility rate reduction, real property tax
reduction, bond financing, and existing programs.
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These teams investigated their topics by consulting experts and practitioners, reviewing best prac-
tices from across the nation, and assessing data prepared by HousingForward Virginia and the steer-
ing committee. Each subgroup reported their findings and initial recommendations to the SAG for
review, meeting the specific tasks that HB854 charged the SAG with accomplishing:

Table

6.2

Data and research met one time to develop plans for collecting, analyzing, and presenting the
range of data meeting the legislative research requirements to “determine the guantity and quality
of affordable housing and workforce housing across the Commonwealth . . . [and] . . . develop an
informed projection of future housing needs in the Commomwealth and determine the order of priority
of those needs.”

State-funded rental assistance met five times to study best practices from across the nation
and provide recommendations for lawmakers to consider the creation of “a Virginia rent subsidy
program to work in conjunction with the federal Housing Choice 1 oncher Program.”

Utility rate reduction met five times to explore new methods for the state to lower energy costs
in the development and operation of affordable housing, per HB854’s requirement to study
“wtility rate reduction for qualified affordable housing.”

Real property tax reduction met five times to propose solutions that give communities the au-
thority to lower expenses for affordable housing through “real property tax reduction for gunalified
affordable housing for localities that desire to p rovide such an incentive.”

Bond financing met four times to evaluate how the state uses its debt authority to support
housing production and recommend additional “bond financing options for qualified affordable
housing.”

Existing programs met twice as a full group and once within six smaller groups to examine the
strengths, weaknesses, and opportunities for improvement for the dozens of “existing programs

to increase the supply of qualified affordable housing.”

6.1 lists all members of the SAG.

Steering committee

Team members from Virginia Housing and the Department of Housing and Community Develop -
ment comprised the SAG steering committee. The steering committee guided and oversaw the HB854

study

Table

and wotked dosely with HousingForward Virginia staff to manage the SAG and its subgroups.

6.2 lists all members of the steeting committee.
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Table 6.1: Stakeholder Advisory Group members

Member Organization
Phillip Agee Virginia Tech
Ann Bevan Virginia Department of Medical Assistance Services

Allison Bogdanovic
Matt Bruning
Heather Cuislip

David Cooper
Andrew Clark
Matt Crookshank
Joe Fortier

J. Conrad Garcia

Deborah Garcia-Gratacos

Brian Gordon
Michelle Gowdy
Randy Grumbine

Tracey Hardney-Scott

Bernard Harkless
Greta Harris
Erica Holmes

Andy Van Horn
Earl Howerton

Nina Janopaul
Brian Koziol
Michelle Krocker
Steve Lawson
Joe Lerch

Bob Margolis
Christie Marra
Christine Mottis
Bob Newman
Carmen Romero

Monty Salyer
Jennifer Schwartz
Sarah  Stedfast
Lisa Sturtevant
T] Thompson

Karen Wilds

Michelle Winters
Michael Wong

Kiistin Yavorsky

Virginia Suppottive Housing / Vitginia Housing Alliance (board chair)
Virginia Bankers Assodation
Housing Opportunities Made Equal of Virginia

Woda Cooper
Home Builders Association of Vitginia
City of Roanoke

Acme Panel Company
Virginia LISC

Your Home Now Mortgage

Apartment and Office Building Association of Metropolitan Washington
Virginia Municipal League

Virginia Manufactured and Modular Housing Association

Richmond Virginia Branch NAACP

Iynx Ventures

Better Housing Coalition

Vitginia Association of Housing Counselors / St. Joseph’s Villa
Dweck Properties

Southside Outreach Group

Arlington Partnership for Affordable Housing
Virginia Housing Alliance

Notthern Virginia Affordable Housing Alliance
ILawson Companies

Virginia Assocdation of Counties

TM Associates

Virginia Poverty Law Center

LISC Hampton Roads

Vibrant Communities Drive Change (VCDC)
Adington Partnership for Affordable Housing

Wise County Redevelopment and Housing Authority
National Coundil of State Housing Agencies
NewTowne Mortgage

Virginia REALTORS®

“HEARD” participant and Gilpin Court resident

Newport News Redevelopment and Housing Authority

The Alliance For Housing Solutions
Harrisonburg Redevelopment and Housing Authority
Virginia Department of Behavioral Health and Developmental Services
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Table 6.2: Steering committee members

Member Agency

Llewellyn Anderson Virginia Housing
DJ Benway Virginia Housing
Demas Boudreaux Virginia Housing
Art Bowen Virginia Housing
Fabtizio Fasulo Virginia Housing
Mike Hawkins Virginia Housing
Marshall Jones Virginia Housing
Barry Merchant Virginia Housing
Tammy Neale Virginia Housing
Toni Ostrowski Virginia Housing
Neal Rogers Virginia Housing
Anton Shaw Virginia Housing
Frances Stanley Virginia Housing
Mike Urban Virginia Housing
Lyndsi Austin DHCD

Kiristen Dahlman DHCD

Kaycee Ensign DHCD

Willie Fobbs, Jr. DHCD

Pam Kestner DHCD




Chapter 7

Provider survey

The purpose of this document is to provide readers with a summary of the housing provider survey
that HousingForward Virginia designed in consultation with the steering committee. The results
showcase the opinions of more than 400 practitioners and advocates across the Commonwealth.

7.1 Methods

HousingForward, with support from Virginia Housing and the Department of Housing and Commu-
nity Development (DHCD), surveyed a diverse and representative range of stakeholders. The survey
collected input from users of state housing programs to address four core topics:

1. Community housing needs,

2. Efficacy of current state efforts to promote affordable housing,
3. Radal disparities in housing, and

4. Impact of COVID-19 on these providers and their clients.

An online form was used to collect survey responses from November 11, 2020 to January 25, 2021.
This timeframe overlapped with the COVID-19 pandemic and the increased national attention on
systemic racsm and social injustice.

The survey period also coincided with federal, state, local, and private economic interventions in-
duding the federal CARES Act, the Consolidated Approprations Act, and the CDC Eviction Morato-
rium. Survey results reflect respondents’ pressing concerns related to pandemic consequences and
underlying, exacerbated sodietal inequities laid bare.

7.2 Profile of respondents

Respondents could select multiple options to describe their locality, organization, and housing area
of focus; therefore the data represents the number of “touches” a single respondent has with a geo-
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graphic area, organization type, ot housing location. A total of 408 respondents submitted completed
tesponses.

Select organization category:

Al

Geographic representation of respondents

Large Markets Richmond

Northern virgini= | - -

Small Markets Charlottesville

Roanoke

Central Valley
Lynchburg

Mew River Valley
MNarthern Valley

Rural Markets Southside

Statewide Statewide I, -
Other Other - 2%

5% 10% 15% 20% 25%

Figure 7.1: Geographic representation of respondents

Respondents represented all geographic regions of Virginia, and their numbers were commensurate
with regional population distribution, including the Large Metro Housing Markets of the urban cres-
cent.

The survey results initially may seem to underrepresent the urban crescent —which accounts for 73
percent of Virginia’s population—because 54 percent of respondents reported serving at least one
locality within it. However, the survey’s geographic menu included the possible selections of “other”
and “statewide,” the latter accounting for more than a fifth of all touches, so it is reasonable to infer
that the survey fairly reflects the Commonwealth’s regions and residents.
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Regional representation of survey responses and population

. Large Markets B small Markets [l Rural Markets . Statewide Other

Survey respondent touches by region

Share of total population by region

Sources: HB854 Statewide Provider Survey; U.S. Census Bureau, Population Estimates Program and Decennial Census P.L. 94-171
Redistricting Data.

Figure 7.2: Regional representation of survey responses and population

Overall, nonprofit housing developers, operators, and/or service providers are the most represented
category of respondent, a majority of whom operate in Large Markets within the urban crescent (57
of 408). Local governments, homeless setvice providers, for-profit housing builders/developers, and
real estate professionals round out the top five organization types from lLarge Markets.
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Organizational representation of respondents

23%

13%

Nonprofit Local For-profit Other
developer, government housing
operator, builder/
and/or service developer
provider
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Select market name:
All

11%
7%

Real estate Financial Public Housing
professional nstitution housing counseling
(REALTOR, (banker, authority provider
broker, etc.) lender, CDFI,

etc.)

Figure 7.3: Organizational representation of respondents

Nonprofits were also the most represented of all market groups in regions beyond the Large Metro

Housing Markets, except in the category of “statewide” where financial institutions were the most
touchedindustry group. Some of theleast touched industries and regions are the “Other” market
category, financial institutions (especially in rural areas), and public housing authorities in Small

Metro and Rural Housing Markets.

Nearly two-thirds (64 percent) of respondents workin rental housing, and more than half (58 percent)

work in homeownership. Homelessness was the least represented housing area at just 37 percent of

respondents.
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Housing area served by respondent

64%

Rental housing Homeownership Senior and Supportive housing Homelessness
age-restricted and/or housing for
persons with disabilities
Select market name: Select organizational category:
All All

Figure 7.4: Housing area served by respondent

7.3 Community housing needs

The survey asked respondents to rate the challenges they face in their particular service area. Respon-
dents rated challenges such as “cost of materials” and “price of homes” on a four-point scale from one
being “not a problem” to four being a “major problem.”
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Housing issues identified by respondents

Response

srate problem (3)

Minor problem (2)

3.3
3.2
o
3o
3 3.1
° N
T
S 3.1
€
]
=4 ffor
3.0
J
2.7
2.6
i and 2.5
Select housing area: Select market name:

Rental Housing Al

Figure 7.5: Housing issues identified by respondents

Major takeaways

A majority of respondents found all listed issues except for “building codes and inspections” to
be either a moderate or major problem. Across nearly all housing areas and regions, respon-
dents identified the “Amount,location, and type of housing” and the costs associated with that
housing as a “major problem.”

Respondents identified “funding availability” and “site/land availability” as significant factors
for homelessness, supportive housing, and rental housing. The “quality/age of existing inven -
tory” for rental housing stood out as an issue, particularly in Rural Housing Markets.

Survey results indicate that “renters” and “unhoused/vulnerable” populations were notably af-
fected by and preoccupied with the pandemic’s consequences.

While half of respondents did indicate “moderate” to “extreme” concern over homeownership
opportunities over the next year, over 90 percent expressed the same concern over “homeless-
ness” issues, 75 percent for “supportive housing,” and 65 percent for “rental housing” opportu-
nities.

“Homelessness” was the most significant issue across all industry sectors and geographic mar-
kets.

Real estate professionals and housing counseling providers are the only industry groups report-
ing more concern for “senior and age-restricted housing” opportunities than for “homeownet-
ship” opportunities.

Respondents from most industry categories identified “racial disparities in housing” as the
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most influential factor affecting “homeownership” access and “homelessness.”

* Of all respondents, local governments indicated the least concern for “homelessness.”

* Public housing authorities (PHAs) indicated more concern for “rental housing” opportunities;
real estate professionals and “others” showed a higher level of concern for “supportive housing.”

+ Across geographic regions, respondents from Small Markets appear the least concerned about
“homelessness” and observe significant racial disparities in both “homeownership” and “rental
housing” opportunities.

7.4 Assessment of current housing programs and policies

To open a section on state-level housing programs, respondents first identified the state-level pro-
grams with which they have direct experience. Each program fell within seven broad program cate-
gories. If a respondent selected at least one program within one of these broad program categories,
they then responded to open-ended questions on that program’s broad category.

Select program area: Select organizational category:
Affordable rental housing development All

Programs used by
respondents

Low-Income Housing Tax Credit (LIHTC) - 9%
competitive program

Low-Income Housing Tax Credit (LIHTC) - 4%
Bond

Qther Virginia Housing multifamily loan
programs

Workforce Housing: Mixed-Use and
Mixed-lncome (MUMI)/ Mixed-Income {MI)

‘firginia Housing Predevelopment Loan Program

% 5% 10% 15% 20% 25% 30% 35% 40%

Figure 7.6: Programs used by respondents

Questions addressed program effectiveness, ease or difficulty of use, COVID-19 impact, and program-
matic responsiveness to racial inequities in housing.
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Program area effectiveness and need for improvement

Program area effectiveness in meeting current housing needs Salect organizational category:
All
: Select program area:
Affordable rental housing develo..
Response
Program area effectiveness in furthering organization’s mission B Extremely effective (5)

W Very effective (4)

B moderately effective (3)
Slightly effective (2)
Not effective (1)

B complete redesign (5)

Program area need for improvement M significant improvement (4)

B some improvement (3)

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

I Alittle improvement (2)

No improvement (1)

Figure 7.7: Program area effectiveness and need for improvement

Major takeaways

* A majority of the respondents had experience with broad-based housing and community de-
velopment assistance and rental assistance /eviction and foreclosure prevention programs. Re-
spondents generally felt that all program areas were “moderately effective” in both meeting
current housing needs and furthering their organizational missions.

* However, respondents also generally indicated a need for “some improvement” to “significant
improvement” to better serve housing needs. Only those respondents familiar with housing
counseling and education programs suggested that those programs needed a “little improve-
ment” to “some improvement”; this includes 69 percent of housing counseling providers sug-
gesting “some improvement.”

* A high number of respondents indicated a need for “significant improvement” or a “complete
redesign” for homelessness prevention, special needs housing, and broad-based housing and
community development assistance programs.

* The most frequently cited internal challenge among program areas was “limited staff capacity
to implement program,” with two exceptions:

— “Program guidelines and fund uses are overly restrictive” is the greatest internal challenge
for home purchase assistance, homelessness prevention, and special needs housing pro-
grams.

— “Administrative burden” is the highest-ranked internal challenge for affordable rental
housing development programs.
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“Difficulty marketing to potential clients” was the most frequently cited external challenge, es-
pecially for programs that involved direct assistance to clients.

“Citizen opposition (e.g. NIMBY-ism)” ranked high as an external challenge for the two housing
production programs (affordable rental housing development and broad-based housing and
community development assistance programs).

“Limited support from elected officials” ranked as the greatest external challenge for homeless-
ness prevention and special needs housing programs.

The COVID-19 pandemic had the greatest negative impacts on homelessness prevention, spe-
cial needs housing, and rental assistance/eviction and foreclosure prevention programs.
Respondents did not identify any broad program addressing racial inequities in housing.

When prompted for additional detail on needed improvements, respondents did not provide
sufficient detail, but many cited similar priotities:

Greater flexibility in eligibility tequirements,

— More information and awareness of existing programs,

— Support in increasing local organizational capacity to assist local communities (e.g., fund-
ing and/or technical assistance), and

Increased funding for existing programs.

Select program area: Select organizational category:

Program challenges faced by

Affordable rental housing development Al
users
Internal challenges External challenges
Citizen opposition (e.c
Administrative burden b y .
NIMBY-ism)
Program guidelines and Limited support from
fund uses are overly 51 local/regional 49
restrictive nment staff
Limited staff capacity to Limited support from
implement program elected officials
Insufficient and/or
‘ o Difficulty marketing to
complicated program 2
potential clients
guidance
0% 20% 40% 60% 0% 20% 40% 60%

Figure 7.8: Program challenges faced by users
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7.5 Racial equity

Although HB854 does not explicitly address racial equity, an honest and useful examination of afford-
able housing programs cannot exclude it. Centuries of racism, segregation, disenfranchisement, and
redlining and other discriminatory practices have shaped Virginia’s communities, and their legacy
of inequity constrains the potential of Black households today.

The murder of George Floyd in May 2020 sparked an international call for racial justice heard re-
soundingly in the Commonwealth. The SAG and steering committee recognized that this study would
achieve its intended goals only if it brought racial disparities in housing into the conversation.

For the purposes of this survey, “racial disparities” refers to any disproportionate challenges, oppoz-
tunities, and outcomes that disadvantage households of color attempting to access and secure high -

quality housing,.

Perceived significance of racial disparities in housing

Response

M very significant (5)

B somewhat significant (4)
Significant (3)

W A little significant (2)

B riotatall significant (1)

Homeownership

Rental housing 3

Supportive housing

=
w
I '

and housing for 3

persons with disabili..

Senior and

age-restricted 3.

housing

0% 20% A0% 60% B0% 100%

Select market name: Select organizational category:
All All

Figure 7.9: Perceived significance of racial disparities in housing

Major takeaways

* Of the aggregated housing areas, respondents found the greatest significance of racial dispari-
ties for “homeownership” and “homelessness.”

* When comparing the individual geographic market groups, only Small Metro Housing Markets
indicated more significant disparities in “homeownership” than “homelessness.” Large Metro
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Housing Markets, Rural Housing Markets, statewide, and “other” areas perceived “homeless-
ness” as having significant disparities.

* Notably, homeless services providers indicated “homeownership” had more significant dispar-
ities than “homelessness.” Real estate professionals and financial institutions found more dis-
parity in “homelessness” than “homeownership.”

* Most respondents believed “senior and age- restricted housing” to have the least significant
racial disparities, except for local governments, who perceived “homelessness” as having the
least significant racial disparities.

* Respondents deemed three programs most effective at addressing racial inequities: home pur-
chase assistance, housing counseling and education, and rental assistance/evictions and fore-
cdosure prevention programs.

+ Large Markets, however, singled out home putrchase and rehabilitation programs as more effec-
tive, while Small and Rural Markets regard rental assistance and broad based community and
development programs as most effective. Statewide, rental assistance/eviction and foreclosure
prevention programs topped the list.

Because this study overlapped with the first eight months of the pandemic, itis not possible to know if
respondents would have assessed these programs differently in the absence of a global public health
crisis.

More than half of respondents (216 out of 404) indicated that their organization has not developed
and implemented any specific program or effort to address racial inequities in their service area. Only
15 percent of respondents (60 respondents) indicated that they did have a specific program, while 32
percent were “unsure.”

When prompted to provide more detail on their racial equity programs, forty-eight respondents pro-
vided a written response to this question. Responses incduded policies on diversity and inclusion,
training, and Diversity, Equity, and Inclusion (DEI) committees.

While several respondents did identify specific racial equity programs, there were many respondents
that referred to existing programs such as the Community Reinvestment Act (CRA) or permanent
supportive housing (PSH) programs that significantly help Black households due to disproportionate
representation among target populations.

Seventeen respondents specifically mentioned a focus on homeownership to address racial
inequities. These included programs focused on homebuyer education, grant programs, and rent-to-
own programs.
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Program ability to address racial inequities in housing

Select organizational category:

Home purchase assistance 3 All

programs

Helps address

B very significantly (5)

M significantly (4)
Somewhat (3)

M Alittle (2)

W Notatall (1)

Housing counseling and
education programs

w
| I

Rental assistance / Eviction and

foreclosure prevention programsg

Affordable rental housing

development programs

Homelessness prevention and

special needs housing programs
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accessibility programs

Broad-based housing and
community development

assistance programs

Figure 7.10: Program ability to address racial inequities in housing

b

Half of respondents said these programs were “moderately effective,” five regarded them as

“extremely effective,” and no respondents found them to be “not at all effective.”

198 respondents wrote a response to the prompt: “What state-level resources or support do you feel
your organization needs to address racial gaps in housing within your service area?” Of these re-
sponses, 12 frequently mentioned themes emerged:

. Expansion of programs/funding,
Creation of new programs,
Response to bartiers to housing,
Marketing /outreach,

Internal capacity training/support,

Data/knowledge,

Impact/goal tracking,

Reform local land use,

Homeownership,

Wotkforce/economic development,
. Nothing additional, and

Uncetrtain.

N —_
O
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7.6 COVID-19 impact and response

The Virginia General Assembly passed HB854 in March 2020 just as the COVID-19 pandemic be-
gan to sweep across the United States. While many experts anticipated the pandemic’s impacts on
affordable housing, the general public was largely unaware of how much COVID-19 would affect the
national housing market and housing conditions in their own communities. The public health cri-

sis has disproportionately devastated low- and moderate-income renters, the majority of which are
Black and Brown households.

HB854 did not include—indeed could not have included—language addressing the COVID-19 pan-
demic’s impact on Virginia’s affordable housing. Virginia Housing and DHCD subsequently deter-
mined that the HB854-mandated study should examine state-level housing programs within the con-
text of this unprecedented and catastrophic economic and public health crisis.

Housing area concern due to COVID-19

Response

. Extremely concerned (5)

B toderately concerned (4)

M somewhat cancerned (3)
Slightly concerned (2)

Homelessness

Mot at all concernad (1)

Homeownearship
opportunities
e 20% 40% 60% B0% 100%
Select market nama: Select organizational category:
Al Al

Figure 7.11: Housing area concemn due to COVID-19

Thesurvey asked several questions about COVID-19’s impact on core housing services and state-level
programs. Questions also probed the greatest concerns among respondents and the importance of
specific resources to manage the long-term repercussions of COVID-19.
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Select organizational category:

Service disruption due to COVID-19 Al

At the beginning of
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2020)
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Figure 7.12: Service distuption due to COVID-19

Major takeaways

* Homelessness was the top concern for the coming year with 75 percent of respondents describ-
ing themselves as “extremely concerned.” Suppottive housing, rental housing opportunities,
senior and age-restricted housing, and homeownership followed homelessness in order of sig-
nificance. These results were consistent across geographic markets and categoties (except for-
profit housing developers, none of whom responded to the prompt).

* Respondents also indicated significant pandemic impacts to homelessness prevention and spe-
cial needs housing programs.

* All organization types across all regions believed that core housing and housing related services
suffered as a result of the pandemic; alarge proportion of homeless service providers, housing
counselor providers, and nonprofit housing developers, operators, and/or service providers all
signaled that their services bore “significant” to “very significant” impact.

* In all cases, respondents felt the worst of the pandemic’s effects occurred from March through
May 2020 compared to the current period of November to December 2020. This may reflect the
federal stimulus packages and emergency housing related policy enacted and extended between
the onset of COVID-19 and the end of 2020.

* Alarger proportion of respondents (35 percent) rated the disruption as “somewhat” significant
in later 2020 as compared to 26 percent in March 2020. This also suggests an adaptation to
pandemic conditions over time. The pandemic continues to disrupt service delivery at least
“somewhat” for an overwhelming majority of respondent organizations.
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* Respondents ranked CARES Act grants (and presumably other federal stimulus funds) as the
most important source of financial relief needed for service provision since the pandemic
began. Respondents rated local government funds (also bolstered by federal support) as
“significant” to “very significant.” Similarly, respondents identified “new funding to support
change/expanded programs” as the most important resource for continued setvice.
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Concern for housing areas during pandemic Concerns raised by residents/clients
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Figure 7.13: Concerns about COVID-19
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Negative impact of COVID-19

Select organizational category:

Homelessness prevention and All

special needs housing programs

!

Negatively impacted

B Very significantly (5)

M significantly (4)
Somewhat (3)

M Alittle (2)

W Notatall (1)

Rental assistance / Eviction and

foreclosure prevention program

Home rehabilitation and
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Figure 7.14: Negative impact of COVID-19

Thirty-five respondents identified other sources of COVID-19 financial relief important to their or-
ganization’s operations:

* Several respondents reiterated the CARES Act and local government funding through specific
programs such as small business loan programs or economic development grants.

¢ Four respondents specifically mentioned Virginia Housing’s COVID-19 Grants.

* Other respondents noted local support from churches, other nonprofit otganizations, and foun-
dations.

* One respondent referred to funding from the Department of Behavioral Health and Develop-
mental Services (DBHDS) that provided flexibility when other sources of funding did not.
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Figure 7.15: Importance of resources to overcome COVID-19

When asked to provide additional comments about COVID-19’s impact on housing, 100 respondents
provided a written response. Fleven major themes frequently arose:

Funding,

Successful policy/program intetventions,
Deferred /delayed programs,

Staff /volunteer reductions,

Housing supply/development issues,
Long-term needs/oppottunities,
Client needs/concerns,

Economic concemns,

Homelessness,

Eviction moratotium, and

. No major impact/unsure.
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Chapter 8

Focus groups

This chapter outlines the focus groups conducted by HousingForward Virginia to better understand
housing needs and challenges across the Commonwealth. These findings complement the results of
the provider survey.

8.1 Methods

Virginia Housing and DHCD often seek feedback from program users in both formal and informal
settings, including focus groups, in order to improve program delivery and outcomes.

In February 2021, HousingForward Virginiainvited 151 individuals from more than 50 organizations
to participate in focus groups to discuss housing needs in their communities and the capacity of
state housing programs to meet them. HousingForward assigned 58 individuals to nine focus groups;
each group represented a distinct category of organization with an average focus group size of six
participants.

HousingForward asked participants to provide feedback on state-level housing programs they use,
the impact of COVID-19 on community housing needs and programs, and efforts to address racial
inequities. All meetings occurred virtually due to the ongoing COVID-19 pandemic.

The concerns expressed by the focus group patticipants reflect the stress and uncertainty of the
COVID-19 pandemic.

Participants raised concerns related to federal housing programs and standards as well as state-level
programs. Participants’ impressions of the effectiveness of Virginia’s programs often revealed incom-
plete knowledge of all available state programs and limited understanding of the Commonwealth’s
programmatic jurisdiction. However, these observations contribute to the usefulness of the focus
groups’ feedback, which provides a valuable overview of the priorities, concerns, and needs of hous-
ing providers in Virginia.

95
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Priorities, concerns, and solutions

The nine categorical focus groups produced dear highlights:

8.2.1 Nonprofit housing organizations focused on the general population

Housing priorities and concerns

Preservation and rehabilitation of existing affordable housing stock,
Assistance for families at risk of eviction and foredosure, and
Rental market pressures drving unaffordability.

How the Commonwealth can help

Coordinate outreach more extensively for the announcement of funding and resources,
Increase resources to scale-up programs to meet overwhelming need and to build capacity of
grassroots organizations,

Update compartmentalized programs to offer more holistic approaches, and

Preserve market-rate affordable housing through incentives for landlords.

8.2.2 Nonprofit housing organizations focused on permanent supportive housing and

special needs populations

Housing priorities and concerns

Inadequate resources to address the overwhelming need for affordable rental housing,

Initial roll out of the Virginia Rent Relief Program (e.g., multiple policy changes and capacity of
small local nonprofits to administer at the local level),

Extremely low-income houscholds, especially those on fixed incomes (e.g., persons with dis-
abilities, seniors, etc.),

Increase in seniors in need of assistance now and in the future,

Federal Fair Matket Rents (FMR) are not truly representative of the market,

CDC Eviction Moratorium’s impact on vacancy rates (i.e., the extreme scarcity of housing that
might otherwise be available for vulnerable populations),

Impending wave of evictions when the CDC Eviction Moratorium ends, and

Uncertainty of funding after emergency pandemic allocations are used.

How the Commonwealth can help

Assist homeless service providers interested in developing affordable housing,
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* Increase the supply of permanent supportive housing accessible housing for persons with am-
bulatory disabilities, and

* Diversify affordable housing solutions (e.g., resident-owned manufactured home communities,
inclusionary zoning, flexible requirements on funding, etc.).

8.2.3 For-profit housing organizations

Housing priorities and concerns

* Nine percent Low-Income Housing Tax Credit (LIHTC) deals are complicated and not cost ef-
fective for small- and mid-sized developers,

* One funding round per year makes it difficult to mitigate risks, and

* Hidden costs at the local level are stifling affordable development (e.g., development standards,
planning process inefficiencies, etc.).

How the Commonwealth can help

¢ Bvaluate the possibility of multiple LIHTC funding rounds,

* Incentivize local cap fees such as water and sewer to reduce initial construction costs,
* Advocate local approval of aset number of new housing units per year, and

* Encourage affordable development in communities of opportunity.

8.2.4 Real estate professionals

Housing priorities and concerns

¢ Insufficient financing options for essential workers,

* Need for home-buying education for potential home buyers,

* Loan disqualification of existing homes, especially in rural areas,

* Credit and debt accumulation or lack of credit as cause of racal homeownership gap, and
* Pandemic-driven demand and constraint on supply.

How the Commonwealth can help

* Provide for greater ability to couple first mortgages with financing for renovations, and

* Offer more resources for homebuyer education and readiness planning.

8.2.5 Financial institutions

Housing priorities and concerns
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High median incomes in the Northem Virginia region creating high income limits for afford-
able housing programs,

Subsequent need for assistance for moderate income households, leaving extremely and very
low-income families competing for assistance,

Disparate guidelines and requirements across localities making it difficult to connect dients
with products and assistance that meet their needs,

Difficult documentation of assets in the mortgage lending process for houscholds telying on
cash transactions because they do not have traditional bank accounts,

Some households who may qualify for a mortgage lack cash or savings to cover down payment
and/or dosing costs, and

Inadequate for-sale housing inventory limiting options for first-time and low-income home
buyers.

How the Commonwealth can help

Adjust income limits for certain programs to help more moderate income households,
Develop a centralized source for learning about home purchase assistance resources at the state
and local levels,

Emphasize education for home buying, asset management, etc., and

Increase resources to cover both down payment and closing cost assistance.

8.2.6 Public housing authorities

Housing priorities and concerns

Households making 50 to 80 percent AMI who do not have access to many resources,
Inadequate assisted-living facilities for low- and moderate-income senior and other special
needs households,

Weak connections between housing and healthcare industries, and

Reluctance of landlords to patticipate in the Housing Choice Voucher program.

How the Commonwealth can help

Allocate more Private Activity Bonds (PAB) to public housing authorities (PHAs),

Assist PHAs, especially small ones, on PAB deals to accelerate affordable housing development,
Consider increasing the Housing Authority Pool for nine percent LIHTC credits at Virginia
Housing,

Provide greater resources to help small- and mid-sized developers build capacity to be compet-
itive, and

Support greater communication and cooperation between Housing Choice Voucher adminis-
trators.
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8.2.7 Housing counselors

Housing priorities and concerns

* Language and cultural bariers to housing assistance for immigrants,

* Limited understanding of tenants’ rights and protections among both landlords and tenants,
and

* Homeowners at-risk of foreclosure.

How the Commonwealth can help

* Increase marketing and outreach efforts in hard-to-reach communities to inform individuals
about housing assistance available,

* Foster greater collaboration between agencies,

* Bolster the development and delivery of hybrid counseling and education programs (i.e., virtual
and in-person), and

* Support development of infrastructure to support programs, such as transportation and broad-
band access, that often obstruct service delivery.

8.2.8 Homelessness service providers
Housing priorities and concerns

* Inadequate quantity and locations of shelters,

* Housing instability as consequence of constrained housing supply,

* Seniors and those with substance use disorders, setious mental illness, and other disabilities,
and

* Maintenance level of pandemic-level resources.

How the Commonwealth can help

* Increase statelevel funding for homelessness prevention and assistance programs,
* Enhance flexibility with funding (e.g., to develop permanent supportive housing, to administer

services, to pay for one-time housing costs, etc.), and
* Provide resources for racial equity training within organizations.

8.2.9 Local governments

Housing priorities and concerns

* State-level assistance with NIMBY-ism and local land use issues (e.g., inclusionary zoning) to
address affordable housing needs and racial inequities,
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* Rental assistance to benefit tenants and landlords during and after the pandemic,

* Pandemic’s impact on housing vacancy rates (i.e., unavailability of housing for those most in
need), and

* Impact of broadband access on affordability.

How the Commonwealth can help

* Increase resources to address staff capacity at the local- and state-level (e.g., funds to hire ad-
ditional staff, technical assistance, etc.),

* Create centralized resource of available programs and darification of viable local polides in
context of the Dillon Rule,

* Lead on racial equity initiatives and coordination among localities, and

+ Align requirements of Virginia Housing and DHCD programs (e.g., income limits, household

type, etc.).



Chapter 9

Public housing authority survey

This chapter summarizes the public housing authotity survey that HousingForward Virginia circu-
lated among public housing authorities across the Commonwealth to collect information on the de-
mand for housing assistance in their communities.

9.1 Methods

From February to March 2021, HousingForward Virginia distributed an online survey to public hous-
ing authorities (PHAs) to understand the scope of their affordable housing portfolios and allocation
of federal Housing Choice Vouchers. HousingForward Virginia, with assistance from the Virginia As-
sociation of Housing and Community Development Officials (VAHCDO), received feedback from 22
out of 33 HUD Direct Voucher Administrators.

The survey results illuminate the shortage of rental units and assistance to low-income households
despite existing resources. Both PHAs and rental assistance programs often allow waiting lists, but if
all existing PHA units were available to be leased, there still would be a deficit of 7,415 units to meet
the waiting lists.

The PHA survey did not account for Project-based Vouchers and Rental Assistance Demonstration
(RAD) units, which provide additional affordable units; administrators noted that there are waiting
lists for these types of assistance as well.

One administrator observed that the current private housing market is not just making it extremely
difficult for voucher holders to locate and lease units, it is also raising per unit costs. Another PHA
administrator explained that they operate just over 260 conventional apartments with rents capped
at 80 percent AMI without any subsidy in an attempt to provide “maximum stock” forthe area’s low-
income households.
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A Physical units located within locality
I HCv Coverage ‘

Figure 9.1: Geographic coverage of PHAs surveyed

9.2 Waiting lists for PHA housing assistance programs

All waiting lists are curvent as of March 2021.

Virginia has a deficit of 40,718 units and 32,498 rental assistance vouchers across 32 localities.

9.2.1 DPublic housing units

A majority of PHAs (82 percent) had open public housing waiting lists in early 2021. Two out of 22
authorities did not own and manage public housing units.

* Total units owned and managed: 12,530!
* Waiting list: 16,7202

11,060 units ate public housing units that have been converted to RAD.
Less than 200 waiting list households are for RAD.
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9.2.2 LIHTC units

Half of authorities (50 percent) had open ILIHTC waiting lists in early 2021. Thirty-six percent of
authorities had no LIHTC units.

* Total units owned and managed: 4,047
* Waiting list: 7,278

9.2.3 Housing Choice Vouchers

A majotity of authorities (64 percent) had open HCV waiting lists in early 2021. Thirty-six percent of
authorities expected to open waiting lists in 2022 and beyond.

¢+ Total HCVs allocated: 30,731
* Total HCVs in use: 27,781
* Waiting list: 32,498
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Chapter 10

Client survey

This chapter provides an overview of the program client survey that HousingForward Virginia de-
signed and the Virginia Housing Alliance deployed. The survey intended to collect direct feedback
on current housing programs from users who have applied for and/or received assistance through

these initiatives.

Summary

Attherecommendation ofthe SAG, HousingForward sought feedback from individuals who mayhave
received assistance from state housing programs to provide additional context for the effectiveness
of programs. Virginia Housing Alliance, HousingForward Virginia, and other partners developed and
distributed an online survey from May to June 2021.

The survey received 1,313 completed responses, but was compromised by the interference of an au-
tomated software program or “bot.” The survey partners determined from repetitive responses, sus-
picious email addresses, and random country IP addresses that 93 percent of the responses were not
valid, leaving 91 legitimate responses. Fifteen service and/or housing providers, identified by their
email addresses, had taken the survey, further limiting analysis of the results.

The survey was also limited by a low response rate despite a financial incentive and availability of
Spanish language and hard copy versions. It also could not incorporate verification that respondents
had received housing assistance from a state program.

The HB854 client survey sample size is too small to fairly represent the number of individuals that
receive housing assistance from state agencies. The client survey outcome and the barriers to its ef-
fective implementation demonstrate a need for well-planned and on-going communication between
the Commonwealth and housing assistance recipients whose experiences and input would inform
regular program adjustments to best meet the needs of target populations.

Recommendations for sustained engagement are included in Chapter 30.
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Chapter1l

Experts and power users

This chapter provides readers with a summary of the additional experts and practitioners who pro-
vided testimony to the SAG, steering committee, and HousingForward Virginia during the HB854
study process.

Rental assistance experts

To provide the rental assistance subgroup with information on national best practices and lessons
learned, HousingForward Virginia spoke with or invited the following individuals to speak to the
subgroup:

* Danilo Pelletiere, Washington, D.C. Department of Housing and Community Development

* Hammere Gebreyes, District of Columbia Housing Authority

* Maxwell Ruppersburg, Georgia Department of Behavioral Health and Developmental Disabili-
ties

¢ Ceclia Woodworth, Massachusetts Office of Community Development

¢ Steve Dilella, Connecticut Department of Housing

* Dan Threet, National Low Income Housing Coalition

* Jillian Fox, Cotporation for Supportive Housing

Utility experts

To provide the utility rate reduction subgroup with a clear understanding of the regulatory environ-
ment and scope of existing public and provider-based assistance programs, HousingForward Virginia
spoke with or invited the following individuals to speak to the subgroup:

* Kyle Rosner, Deputy Broadband Advisor, Commonwealth of Virginia
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* Tommy Oliver and Nick Banka, Roanoke Gas

¢ Petrina Jones Wrobleski and Bryan Stogdale, Columbia Gas

* Morgan Whayland and Tyler Iake, Virginia Natural Gas

* Todd House, Andrew Iawson, and Scott McGeary, Washington Gas

¢ Lisa FaJohn and Elizabeth Rhyne, Dominion Energy

* Aden Bolstad and Kim Pate, Virginia State Corporation Commission

Bond financing experts

To provide the bond financing subgroup with information on the legal framework and scope of bond
activities by Virginia’s state and local governments, HousingForward Virginia spoke with or invited
the following individuals to speak to the subgroup:

* Kyle Handers, Virginia Department of Housing and Community Development
* Megan Martz Gilliland, Kauffman & Canoles, P.C.

Hil Richardson, Virginia Housing

* Mike Urban, Virginia Housing

Property tax expert

To provide the real property tax reduction subgroup with information on the legal framework and
scope of bond activities by Virginia’s state and local governments, HousingForward Virginia invited
the following individual to speak to the subgroup:

* ILane Pearson, Fleckenstein & Associates, P.C.

Existing program experts

To adequately understand the strengths, challenges, and opportunities for current state housing pro-
grams, HousingForward Virginia spoke with or invited the following individuals to speak to the ex-
isting programs subgroup:

+ Andy Kegley, HOPE, Inc.

o Ari Severe, TM Assodiates

* Dianna Bowser, Southside Community Development and Housing Corporation
* Jake Powell, Community Housing Partners

* Jennifer Jacobs, Albemarle Housing Improvement Program

¢ Jillian Fox, Corporation for Supportive Housing

* John Bolton, LISC Virginia

* Kelly King Horme, Homeward
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Linda Melton, Fulton Bank

Matthew Morgan, project: HOMES

Meghann Cotter, Micah Fcumenical Ministries

Samantha Brown, Community Housing Partners
Sunshine Mathon, Piedmont Housing Alliance

Tonya lrzarry, Virginia Credit Union
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Part III

RESEARCH AND FINDINGS

m






Part III Overview

Part III includes the following chapters:

12 Demographic trends

Chapter 12 explains Virginia’s major demographic trends over the past decade. The size, movement,
diversity, and age of the population all affect the number and types of households (both current and
new) and the kinds of housing they need.

13 Economic trends

Chapter 13 shows Virginia’s major economic trends over the past decade. Jobs, wages, household
incomes, and poverty rates all help explain the financial health of Virginians and contribute signifi-
cantly to their ability to find housing that meets their budgets.

14 Housing inventory and production

Chapter 14 evaluates high-level trends in Virginia’s housing stock, including overall production rela-
tive to population and job growth, along with the type, size, age, and quality of the places Virginians
call home.

15 Homeownership market

Chapter 15 analyzes the state’s homeownership market and current characteristics of Virginians who
own their home or are secking to purchase a home.
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16 Rental market

Chapter 16 analyzes the state’s rental market and current characteristics of Virginians who rent their
home. It also provides data on the scope and distribution of apartments that use some form of public
assistance to teduce rents to make them mote affordable.

17 Housing instability and homelessness

Chapter 17 presents trends on mortgage delinquency, eviction filings, and homelessness throughout
Virginia. Intervention to prevent these crises must be a priority; inaction compounds stresses on
social infrastructure like healthcare and education.

18 Projections

Chapter 18 uses the latest available population projections for the state to estimate housing demand
in the coming decade. It also discusses the limitations of such data and the need to generate new
estimates as post-pandemic census figures are available.

19 Neighbor state comparisons

Chapter 19 compares Virginia’s challenges and progress on housing affordability with its neighboring
states in the South and Mid-Atlantic. The data contextualizes the Commonwealth’s current situation
for a broader perspective.



Chapter 12

Demographic trends

This chapter explains Virginia’s major demographic trends over the past decade. The size, movement,
diversity, and age of the population all affect the number and types of households (both current and
new) and the kinds of housing they need.

Highlights
Major takeaways in this chapter include:

* The 2020 U.S. Census recorded Virginia’s population at 8,654,542 residents, an increase of
more than half a million in a decade and a full percent increase since 2019, reversing the pre-
vious slowing trend in annual growth.

* Metro areas are gaining population while rural areas are losing residents. The Northern Vir-
ginia suburbs, the Richmond region, and the Northern Shenandoah Valley are growing the most
rapidly while the most pronounced losses have been in Southside, Southwest, and the Alleghany
Highlands.

* Natural increase and international immigration are driving population growth, not residents
moving from other states.

* Virginia is becoming more ethnically and racially diverse, especially within younger age groups.
Non-white population growth outpaces that of the white population, particularly in metro areas.

* Virginia is aging. The over-55 cohortis the largest age group in the state, increasing demand for
smaller houses—particularly ones suitable for aging-in-place—from renters and owners alike.
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12.1 Population and migration
Finding 1: Virginia is growing, but that growth may be slowing.

The number of new Virginians added per year has been getting smaller, although last year’s
Census count may buck the trend.

Total population of Virginia

Total annual population Percent change in population from 2010

8,654,542
w
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Population data source

Source: U.S. Census Bureau, Population Estimates Program and
. Census Estimates

2020 Census Apportionment.

Figure 12.1: Total population of Virginia

Virginia’s population surpassed eight million just over ten years ago. Since then, the Commonwealth
added more than half a million new residents. While Virginia continues to grow, the relative number
of new residents has been getting smaller each year. Up until 2019, population estimates showed
Virginia’s growth rate waning nearly every year.

That trend may be changing. In April 2021, the U.S. Census Bureau released the state apportionment
results from the 2020 Census, which tallied the Commonwealth’s population at 8,654,542—more
than a full percent increase from the 2019 estimate.

The U.S. Census Bureau has additional information on the changes that Virginia has experienced
from the 2010 Census to the 2020 Census here. Interactive dashboards created by the U.S. Census
Bureau allow you to explore changes at the locality level in terms of population, diversity, and age.


https://www.census.gov/library/stories/state-by-state/virginia-population-change-between-census-decade.html
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Finding 2: Many more people are living in metro areas than a decade ago.

Rural communities across the Commonwealth continue to lose population.

Population change by market name

Percent change in total population from 2010 to 2020 Ranked from most to least

15.0% 14.2% Northern Virginia
10.7% Richmond

/ 4.9% Hampton Roads

. Large Markets
Small Markets
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Source: U.S. Census Bureau, Population Estimates Program and Decennial Census P.L. Rural Markets
94-171 Redistricting Data.

Figure 12.2: Population change by market name

Virginia’s population growth is not evenly distributed; large portions of the Commonwealth are losing
residents. Every Large and Small Metro Housing Market has grown since 2010, especially those along
the urban crescent and throughout the Shenandoah Valley. The three fastest growing metro areas are
the Northern Virginia suburbs, the Richmond region, and the Northern Shenandoah Valley.

Over the same period, Virginia’s rural population has consistently declined. The most pronounced
losses have been in Southside, Southwest, and the Alleghany Highlands. However, 2020 Census
counts showed that recent estimates for rural Virginia may have overestimated population losses of

the past decade. The Chesapeake Bay, Southside, and Southwest markets all had above-expected pop-
ulation counts in last year’s decennial census.
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Population change by submarket

Percent change in total population from 2010 to 2020

Large Markets Outer Suburbs (Fredericksburg Area)
High Density Urban Core
Inner Suburbs
Suburbs
Quter Suburbs (Northern Piedmont)
Exurbs
Urban Core

Rural Markets Eastern Shore
Middle Peninsula / Northern Neck
Cities
Counties

Small Markets Cities

Counties

Source: U.S. Census Bureau, Population Estimates Program and Decennial Census P.L. 94-171 Redistricting Data.

Figure 12.3: Population change by submarket

Populations also shifted dramatically within markets. By sorting metro areas into submarkets, it is
possible to explore the types of communities with the largest population increases and decreases.
Since 2010, the highest population growth—more than 14 percent—has occurred in lower density
areas along the I-95 corridor, dense urban cores in Northern Virginia, and suburban localities sur-
rounding major cities.

Lower-density urban cores have seen the smallest relative growth (just below three percent) among
all submarkets in major metro areas. These are the central cities in the Richmond-Petersburg area
and Hampton Roads.

Within smaller markets, both cities and their surrounding counties are growing, although cities have
a slight edge. Three of the four rural submarkets are shrinking, with the largest declines occurring in
small cities and counties not along the Chesapeake Bay.
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Finding 3: Virginia is growing from natural increases and international immigration,
not people moving from other states.

However, births are declining and net domestic migration is trending positive.

Select market group:

Components of population change Al

Annual estimates of population change components

latural increase Domestic migration International migration
+40,000
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Source: U.5. Census Bureau, Population Estimates Program.
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Figure 12.4: Components of population change

The basic components of population change include births, deaths, and migration—both domestic
and international. The net difference between births and deaths is the “natural” increase or decrease
in population.

Since 2010, Virginia’s population growth has been entirely the result of natural increases and immi -
gration from other countries. Since 2014, more Virginians have moved to another state than other
Americans have moved to Virginia.

However, figures from the last few years show that the state’s natural population increases are slowing,.
The domestic migration “deficit” is getting smaller, and foreign migration numbers have declined
sharply. If these recent trends continue, in the near future population growth may be driven more by
individuals and families moving to Virginia from other states.
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Components of population change by market group

Cumulative estimates of population change components from 2010 to 2019
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Fgure 12.5: Components of population change by market group

Natural increases and foreign migration are driving population growth in Large Metro Housing Mar-
kets. Domestic and foreign migration is driving growth in Small Metro Housing Markets. While Rural
Housing Markets have seen a small increase in immigrants from other nations, they are experiencing
both natural population decine (more deaths than births) and domestic migration deficits.
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Components of population change by market name

Cumulative estimates of population change components from 2010 to 2019

Natural increase Domestic migration International migration
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Fgure 12.6: Components of population change by market name

From 2010 to 2019, births and foreign immigration in the urban crescent has driven Virginia’s pop-
ulation growth. Hampton Roads experienced a larger natural increase than Richmond, but Rich-
mond was the only market to see major growth from people moving into Virginia from other states.
Small Markets in the Shenandoah Valley also experienced slight net increases in domestic migration.
These markets, including Charlottesville and Winchester, have attracted more residents over the past

decade.



122 CHAPTER 12. DEMOGRAPHIC TRENDS

12.2 Racial and ethnic diversity

Finding 1: Virginia is steadily becoming more diverse.

The non-white population has seen more growth than the white population.

Non-white population change

Percent change in non-white and white population since 2010 by market name

Non-white White

Large Northern Virginia
Markets Richmond
Hampton Roads
Small Northern Valley
Markets Central Valley
New River Valley
Charlottesville
Roanoke
Lynchburg

Rural Southwest
Markets Alleghany Highlands
Chesapeake Bay

Southside

Source: U.S. Census Bureau, Population Estimates Program and Decennial Census P.L. 94-171 Redistricting Data.
Note: Non-White includes American Indian and Alaskan Native, Asian, Black or African American, Native Hawaiian and Other Pacific
Islander, Two or More Races, and Some Other Race.

Figure 12.7: Non-white population change

Although a majority of Virginians (60 percent) identified as white in the 2020 Census, growth among
the non-white population is outpacing white population growth. This is especially true in the Large
and Small Metro Housing Markets of Virginia where on average the non-white population has grown
by more than 50 percent, while the white population across all markets has dedined.

Race and ethnicity in the 2020 Census

The greater-than-expected rise in the non-white population—and commensurate shrinking of the
white population—surprised researchers when the 2020 Census results were released.

This phenomenon is vety likely in part because of the changing ways Americans are choosing to iden-
tify their race and ethnidity.


https://www.npr.org/2021/08/22/1029609786/2020-census-data-results-white-population-shrinking-decline-non-hispanic-race
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Select market name:

Population change by race All

Share of total population by race from 2010 to 2020
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Figure 12.8: Population change by race

In the 2010 Census, just over 71 percent of Virginians identified themselves as white. That num-
ber steadily declined over the past decade as the Commonwealth continued to become more diverse,
falling to just above (9 percent in the 2019 population estimates.

However, that share dropped significantly—to 60 percent—in the 2020 Census. Last year, larger
shares of Virginians chose to identify themselves as multiracial (up to 8.2 percent from 2.5 percent
in 2010) or of another race (up to 5.7 percent from less than one percent in 2010).

Over this same period, the share of Virginians who are Black remained just below 20 percent, and the
shate of those who are Asian increased steadily from 5.6 percent to 7.1 percent.
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Finding 2: Hispanics are driving population growth across the Commonwealth.

The Hispanic population is outpacing non-Hispanics in all market areas of Virginia.

Population change by ethnicity
Percent change in total population by ethnicity from 2010

Large Markets Rural Markets Small Markets

60%
Note: Many more Virginians identified as Hispanic or Latino in
the 2020 Census than previous population estimates predicted.
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Decennial Census P.L. 94-171 Redistricting Data.

Fgure 12.9: Population change by race

Like much of the United States, the Hispanic population in Virginia is seeing major growth. Hispan-
ics in rural Virginia are compensating for the decline in non-Hispanics. Without this growth, Rural
Housing Markets in Virginia would suffer further from a shrinking workforce and tax base.

The Hispanic population has increased by 63 percent in Small Metro Housing Markets from 2010 to
2020, the largest percent change in Virginia.
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Finding 3: Immigration to Virginia is a big factor in recent growth.

Naturalized U.S. citizens are contributing to growth throughout Virginia.

Immigrant population change

Percent change in population since 2015

Large Markets Small Markets Rural Markets

019

Citizenship

NatUrlizad U:3scltizan Source: U.S. Census Bureau, American Community Survey, 2019

Nota U.S. citizen 5-Year Estimates, Table BO5002.

. U.S. Citizen