RURAL HOUSING POLICY DIALOGUE
March 15, 2004:  3:45-5:30 p.m.
Moderator: David Saffert, USDA-RD, Native American Coordinator  
Rural Realities:

1. Rural areas need support for housing development—not just affordable housing

a. Lack of realtors, contractors, and appraisers—industry hasn’t been established, so how to develop housing?

b. HUD and Treasury study—lack of capital in Native American communities.

c. Dilapidated city centers got groups and councils to bring together to revitalize—we need that in rural areas.

2. Substandard migrant housing development—variable cost of food—need to keep costs down.  By not subsidizing housing for migrants, keeps costs down.  Agriculture depends on migrants.

3. Substandard tribal housing—clear from 2000 Census that reporting not accurate from minority households—don’t hear about homeless on tribal land—statistics misleading.  It is quite typical for minorities to underrepresent themselves in the Census.

4. Substandard housing for the elderly.  There is a need in rural areas for people to help elderly remodel the houses to meet their needs.  Would need less assisted housing if could keep the elderly in their houses longer.  Wisconsin—success with home health care cooperative.

5. Overrun by newcomers—gentrification.  

6. Lack of information/technical assistance.  It is harder to reach offices in the edge of areas/states for outreach and assistance.

7. Government will never have enough money.  Need to work on leveraging private funding—bring together private and government sectors.

Michael Feinberg, USDA-Rural Housing Service

· RHS Homeownership programs:

· Section 502 direct & guaranteed loans-40,000 families buy, build, or improve.

· Sect 502 direct-$1.3 billion in loans to low-income families.  Subsidized through payment assistance.

· Sect 502 guaranteed-everyone up to 115% of median.  $2.2 billion.

· Self Help Technical Assistance program--$34 million

· Make grants to technical assistance providers

· Build 10-12 homes as a group

· 504 loan and grant program

· Very low-income homeowners-improving their substandard homes

· Grants available to elderly homeowners

· Site loans—develop housing sites.  Loans repaid as houses are sold.

· Section 525 technical assistance program:  FY’04 receives $2 million.  

· Provide technical assistance to further homeownership

· Package applications, etc.

· Multi-family Program

· Section 515 Rental program—build subsidized rental complexes

· Emphasis on maintaining operations in existing properties

· Foreign Labor Housing-$47 mil loan, $17 mil grant directed at farm labor housing & migrants.

· Community Facilities prog helps with assisted living through grants to local non-profits

· RHS responds through neighborhood reinvestment corporation to get contractors

· Average income of a family that is served is about $20-21,000

· Low interest rates have been a boon—if interest rates rise, housing affordability will become a concern 

· Homeownership education through Section 525 program

Dennis Daniels, HUD-Office of Native American Programs

· Native American Housing Assistance and Self-Determination Act amended in 1996—combined eleven programs into a single program based on self-determination.   Comes in the form of a block grant to a tribe or a designated entity.

· Indian Housing Block Grant Program

· $625 million based on needs sent to tribes.  A lot pays for maintenance of existing housing supply.

· Indian Community Development Block Grant Program

· Infrastructure, housing acquisition, economic development projects

· Section 184 Program

· Indian Housing Loan Guarantee program—no income limits

· 100% guaranteed; available for housing up to $198,000.  

· Can develop housing as a tribe for individuals to purchase—tribes can administer the program—one used for to develop 200+ houses in Arizona

· 1500 projects—most in past 3 years.  Can be used as a major dev impetus.

· Office has $800 million in loan authority  

· Another program like Section 108 prog use anticipated funding toward existing housing

Dr. Jacqueline Williams, HUD-Office of Rural Housing and Economic Development

· HUD-traditionally urban agency but targeted at rural non-profits to carryout projects to link housing and economic development.

· Many different entities eligible—want to help build capacity in local rural non-profits.

· Established innovative clearinghouse for rural America to provide funding for:

· Communities less than 2500

· Mississippi Delta, CA, NM, TX, AZ

· Migrant farm workers

· Federally recognized Tribes

· Capacity building:

· Local non-profit carries out soft-cost during application

· Support innovative housing and economic development—applicants can construct housing/develop IDAs for residents of low-income persons

· A national competition

· In 1999 program began with $25 million—have received $25 consistently.  Portfolio has evolved.

· Have funded over 500 applicants in rural areas at about $125 million.

· Leveraging—applicants can leverage funding.  Up to $400,000 for each applicant.

· Ensure that housing and economic development featured in rural America.

· Grants at local field office responsible for working with designated representative—very different from U.S.

Moises Loza, Housing Assistance Council:  

· We tend to think about urban areas when we think about these issues.  But small towns and rural areas have the same problems.  

· Need to look at underserved areas and make a difference –some rural areas not doing well—substandard living conditions, workers unemployed.

· Lack of housing = lack of infrastructure to support it.  Need capacity & institutions. 

· Tech assistance is the biggest part of program—try to do 6-8 organizations each year.

· Revolving loan fund-lend money for redevelopment needs-have built about 40,000 units.  

· Research arm to advocate and educate, need for credible, defensible information.

· Every other year, HA holds a national conference that brings about 800 organizations from around the country to network and talk about resources and policy.  

Discussion:  What possibilities exist for future coordination?   (Big picture issues)

Support for general housing development?

· Lack of desire for traditional low-income housing within the community.

· USDA dis-incentivises through its grant programs. (?)

· Need to make sure that infrastructure development is there—capacity of sewage, water systems, etc.  Rural communities often don’t pay attention to these issues.

· Rural areas have a lack of comparable sales to use in the “market” approach of appraisals.  “Cost” approach can work better.

· Look at rent-to-own options when market is unpredictable.

· Most activity in this country is market-driven.  In this kind of housing market, developers are not rushing to rural communities.  When the housing market turns, they rush to rural.

· Look towards beginning builders & vocational education programs

· Employer-assisted housing-recognize importance of having professionals in community.

· USDA programs often limited for low and very low income families.

Is there any data on mortgage rates between rural and urban areas?  

· Yes—from ERS.  Maybe three years old.  Definitely a difference.  Rural mortgage interest rates—shorter and higher.  Loan evaluation tends to be lower in rural America.

What are you doing regarding the lack of capacity & borrowing in lending to rural areas? 

· HUD focuses on supporting low to very low and low to moderate-income citizens.  HUD produces what those communities can afford to maintain.

· Lenders are encouraged to go out into a community—outreach.

· Operational programs—developing capacity and project sponsors.  Not as easy as just devolving the funds.  Federal government can provide a leadership, but there’s bottleneck in service delivery.  Lack of political will to get money to highest need areas.  

· Change funding cycles—longer term/shorter grants rather than single big grants

· Could work on many of these issues indirectly by developing capacity.

· Corporate banking causes some housing problems-money doesn’t come back to community—community banks kept money in the community.

· Working group addressing that issue—One Stop Mortgage center.

· CRA proposed regulations—rural areas going to get hurt.  Comments still being accepted-Fed Register notice-let FDIC know there are objections.

· Minorities have the skills and experience to be in business, even if they haven’t been in business that long.  Minority Chamber of Commerces should be approached.

· Leveraging Community Development Block Grants to increase budget—regulations are specific on CDBG use.  Rural Housing doesn’t have regs-can approve innovative process.  

· HOME program for affordable housing $1.5 billion—40% goes to states and rural areas.

· Work on community cooperation—removing impediments often equates a reduction in funding.

