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EXECUTIVE SUMMARY

The Virginia Housing Development Authority (VHDA) is being proactive in addressing the
impact of Virginia’s Aging population in ways over and above its traditional mortgage lending
and subsidy administration roles. Some of these actions are as follows.

>

Increasing affordable housing opportunities for the frail elderly is part of one of VHDA'’s
three 2010 Strategic Plan goals. Last December, VHDA filled the “Outreach to Seniors”
position on its relatively new REACH (Resources Enabling Affordable Community
Housing in Virginia) Team. In addition to funding this full-time position, VHDA also
has set aside a portion of its net assets to provide below market financing to help make
housing projects serving this population financially feasible.

VHDA has continued promoting housing that incorporates “Universal Design” features
through public education and the training of design professionals and others involved in
housing development. This year, VHDA’s draft Qualified Allocation Plan for the Low
Income Housing Tax Credits Program proposes to award bonus points for housing units
that incorporate “Universal Design” features. In addition, VHDA has now included in its
3-year strategic plan the goal of producing 750 units of housing incorporating “Universal
Design”.

VHDA has partnered with the Virginia Board for People with Disabilities and currently is
assisting in the creation of an EasyLiving Home Coalition in Virginia. This Coalition
will offer a voluntary builder registration and certification program promoting the
construction of housing offering the following features: a zero-step entryway to permit
ready access by people with mobility impairments; ample first floor door widths; an
accessible bathroom and one or more bedrooms, a kitchen, and an entertainment area
such as a living room or den located on the first floor.

Recognizing that quality seniors housing should be linked with supportive services,
VHDA teamed last September with the Virginia Department for the Aging and the
Virginia Association of Area Agencies on Aging to co-sponsor an “Affordable Housing
PLUS Services — Some Best Practices” conference. Plans are underway to continue this
dialogue via e-mail and the web.

VHDA continues to work with the Governor’s Office of Community Integration and is
participating on the Virginia Department of Medical Assistance Services’ “Money
Follows The Person” Housing Task Force Work Group that is advising DMAS and their
Housing Task Force on how to implement the housing portion of this federal
demonstration project.
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>

Despite a low retirement rate, VHDA began a succession planning program focused on
long-term talent development. VHDA senior management realizes that it can utilize
succession planning to demonstrate and support its commitment to diversity and
leadership development. VHDA has developed a comprehensive approach to associate
development through blended learning. Through the Emerging Leaders Program, VHDA
anticipates the ability to enable approximately a dozen employees to participate in a year-
long development opportunity, thus increasing the potential pool of management talent
within the organization.

The following bullets highlight some impediments to meeting the needs of Virginia’s aging
population.

>

The recent increased use of tax exempt bonds by other Virginia governmental entities
together with the higher demand for VHDA mortgages as a result of the current market
credit crunch may hinder VHDA's ability to raise sufficient capital to meet the affordable
rental housing needs of Virginia’s growing seniors population.

Affordable multi-family rental housing project sites have become both scarcer and more
expensive to acquire and develop. Local land use policies and zoning restrictions have
contributed to this problem. Increasing development costs will increase the demand for
VHDA loan capital that may become more constrained as described above.

The need for congregate and assisted living facilities that are affordable for low and
moderate income seniors is increasing. Although VHDA mortgage loans can be used to
finance the construction of these housing types, the cost of providing supportive services
and the lack of adequate subsidy programs in Virginia to write-down the cost of these
services make it extremely difficult to develop economically viable congregate and
assisted living projects.
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AGENCY DESCRIPTION

The Virginia Housing Development Authority (VHDA) is a non-profit, quasi-governmental
entity created in 1972 by the Virginia General Assembly to help make quality housing more
affordable to the state’s low- and moderate-income residents. To achieve this mission, VHDA
functions primarily as a lender with complementary housing subsidy administration programs.

VHDA receives no governmental appropriations for the funding of its loan programs. Rather,
VHDA generally sustains its operations from income generated by borrowing funds on the bond
market, lending these funds for single and multi-family mortgages at a slightly higher interest
rate, and collecting fees from such mortgage loans. VHDA also subsidizes various below market
interest rate initiatives from income over and above what is needed to pay for operations and
maintain adequate bond reserves. More recently, the Virginia General Assembly granted VHDA
the authority to begin financing mixed income, mixed use developments that assist localities in
community revitalization and economic integration.

The Commonwealth of Virginia receives an annual per capita allocation of federal Low Income
Housing Tax Credits. In brief, these credits are sold to private investors by affordable housing
project developers who then use the equity raised to build the housing projects. VHDA
administers the Low Income Housing Tax Credit Program in Virginia.

In addition to funding mortgage loans and administering the federal Low Income Housing Tax
Credit Program, VHDA manages federal housing subsidy programs for both project-based and
tenant-based rental housing. More specifically, VHDA manages rental subsidies paid on behalf
of tenants to owners of multi-family housing developments constructed or rehabilitated in the
late 1970s and early 1980s under the U.S. Department of Housing and Urban Development
(HUD) Section 8 housing program. VHDA also administers, through community-based agents,
HUD’s Section 8 Housing Choice VVoucher Program that pays rental assistance to property
owners on behalf of individual tenants.

Finally, VHDA not only administers various other initiatives such as the state rent reduction tax
credit program, but also collaborates with state agencies such as the Department of Housing and
Community Development and more recently, the Virginia Department for the Aging in activities
of mutual interest.
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DATA REQUESTED

1. Seniors Served By VHDA Programs
Affordable Multi-Family Rental Housing Development

The most significant way in which older adults benefit from VHDA services is by renting
affordable multi-family housing units that are developed with VHDA assistance. The two
primary forms of development assistance are VHDA mortgage financing from the sale of bonds,
and equity raised from the federal Low Income Housing Tax Credits program administered by
VHDA. Section 2 describes these programs in greater detail.

The following table shows, by Planning District, the number of seniors apartment units assisted
with these two VHDA programs as of 30 June 2006, and the additional units produced during the
2007 fiscal year.

SENIOR APARTMENT UNITS ASSISTED BY VHDA AS Of 30 JUNE 2006 AND 2007
Added In Fiscal Year 2007

VHDA-
Planning District 30-Jun-2006 With LIHTC* Financed 30-Jun-2007

1 LENOWISCO 223 223
2 Cumberland Plateau 132 132
3 Mount Rogers 520 520
4 New River Valley 300 300
5 Fifth 447 447
6 Central Shenandoah 596 596
7 Lord Fairfax 505 505
8 Northern Virginia 4901 4901
9 Rappahannock-
Rapidan 492 492
10 Thomas Jefferson 484 92 576
11 Central Virginia 717 78 795
12 Southwest Piedmont 556 556
13 Southside 225 225
14 Piedmont 270 270
15 Richmond Regional 3553 205 3758
16 RADCO 898 898
17 Northern Neck 114 114
18 Middle Peninsula 72 32 104
19 Crater 617 118 735
22 Eastern Shore 223 223
23 Hampton Roads 4728 414 60 5202

Totals 20,573 847 152 21572

LIHTC = federal Low Income Housing tax Credits
*Units receiving LIHTC administered by VHDA may or may not have been financed by VHDA
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As shown in the preceding table, 847 seniors apartment units were developed using the federal
Low Income Housing Tax Credits administered by VHDA. In addition, 152 apartment units for
seniors were financed with VHDA funds. The combined additional 999 units represent a 5%
increase from the total number of VHDA-assisted units as of 30 June 2006.

The age profile of the tenants occupying VHDA-funded senior apartment developments is fairly
consistent across the state. While VHDA does not have tenant information on all senior units it
has funded, the share of apartment units for which data is available is sufficiently large to
accurately profile the population served. Most households residing in senior apartment
developments are single females, with a much smaller group of single men and married couples.
Tenant age profiles for VHDA’s conventionally financed developments are as follows.

Age65to74: 53% Age 75t084: 32% Age 85 and older:  15%
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Senior Recipients of Federal Housing Choice VVouchers Administered by VHDA

VHDA administers federal Housing Choice Voucher (HCV) rental assistance in certain rural,
small urban and suburban communities. VHDA administers approximately one in five HCVs
funded by HUD in Virginia. The remainder are administered through local housing agencies.
Although data are available on whether recipients of Housing Choice Vouchers through VHDA
are elderly and disabled, data are not readily available on recipients’ current age to enable
reporting by specific age ranges.

The following table shows the number of senior-headed households, by disability, that are
receiving HCV assistance through VHDA as of the end of the federal fiscal year. As shown, the
number of seniors households served is virtually unchanged from 2006 to 2007. There has been
no increase in federal voucher funding.

SENIOR HOUSING CHOICE VOUCHER RECIPIENTS* AS OF SEPTEMBER 30, 2007
Total Total 2006-07

Planning District Non-Disabled Disabled 2007 2006 Change

1 LENOWISCO 0 7 7 7 0
2 Cumberland Plateau 124 5 129 143 -14
3 Mount Rogers 82 11 93 105 -12
4 New River Valley 112 77 189 187 2
5 Fifth 4 4 8 8 0
6 Central Shenandoah 34 17 51 51 0
7 Lord Fairfax 71 71 142 147 -5
8 Northern Virginia 29 24 53 53 0
9 Rappahannock-Rapidan 79 26 105 107 -2
10 Thomas Jefferson 30 15 45 43 2
11 Central Virginia 49 16 65 67 -2
12 Southwest Piedmont 37 16 53 54 -1
13 Southside 0 0 0 0 0
14 Piedmont 0 0 0 0 0
15 Richmond Regional 153 30 183 169 14
16 RADCO 68 69 137 129 8
17 Northern Neck 4 1 5 7 -2
18 Middle Peninsula 13 6 19 19 0
19 Crater 27 3 30 34 -4
22 Eastern Shore 0 0 0 0 0
23 Hampton Roads 49 14 63 64 -1
Totals 965 412 1377 1394 -17

* Data represent senior heads of households
Note: 2006 data are as of 9/15.
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2. VHDA Services Significantly Utilized By Seniors and Capacity to Serve
Affordable Multi-Family Rental Housing Development

Virginia’s older adults benefit from VHDA services by renting affordable multi-family housing
units produced by private developers with financial resources secured from VHDA.

Essentially, VHDA sells tax exempt and taxable bonds and lends the proceeds for housing that is
affordable to low and moderate income households. These bond proceeds are loaned to both for-
profit and nonprofit developers of multi-family rental housing. In order to make some of this
housing more affordable for targeted groups, including the frail elderly, VHDA also blends a
portion of its net assets as below market rate financing to achieve even lower interest rates.

In addition to funding mortgages as noted above, VHDA administers the federal Low Income
Housing Tax Credits (LIHTC) program for the Commonwealth of Virginia. Syndicators sell
LIHTCs to investors who are interested in the federal income tax benefits, and with the sales
proceeds used as project equity by developers of multi-family rental housing serving households
with incomes at or below 60% of the area median. This equity raised lowers the amount of
borrowed money needed for the rental housing developments, thus making projects more
affordable. There are two types of LIHTC — annual, competitively-awarded 9% tax credits that
attract far more applications than available funds, and 4% tax credits that automatically are
available for affordable multifamily housing projects utilizing tax exempt bond financing. Low
Income Housing Tax Credits are distributed in accordance with a Qualified Allocation Plan that
is annually re-evaluated and approved by the Governor per federal regulations.

The following factors affect VHDA capacity to fully respond to the affordable rental housing
needs of Virginia’s growing seniors population.

e Capital raised from the sale of tax exempt bonds is VHDA’s most significant source of
financing for the development of affordable multifamily rental housing. The federal
government regulates how states issue these bonds, including setting annual limits on the
amount of capital that can be raised from the sale of these bonds. It should be noted that
VHDA uses the capital raised from the sale of tax exempt bonds to also fund single
family mortgages at below market interest rates for first-time homebuyers. In recent
years, VHDA has received a sufficient proportion of Virginia’s tax exempt bond
allocation and therefore, VHDA has been able to meet borrowers’ demands for both
single family and multi-family mortgages. The very recent increased use of tax exempt
bonds by other Virginia governmental entities together with the higher demand for
VHDA mortgages as a result of the current credit crunch may hinder VHDA’s ability to
raise sufficient capital to meet the affordable rental housing needs of Virginia’s growing
seniors population.
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e Affordable multi-family rental housing project sites have become both scarcer and more
expensive to acquire and develop. Local land use policies and zoning restrictions have
contributed to this problem. Increasing development costs will increase the demand for
VHDA loan capital that may become more constrained as described above.

e As greater numbers of Virginia’s population grow older, the need for congregate and
assisted living facilities that are affordable for low and moderate income seniors is
increasing. Although VHDA mortgage loans can be used to finance the construction of
these housing types, the cost of providing supportive services and the lack of adequate
subsidy programs in Virginia to write-down the cost of these services make it extremely
difficult to develop economically viable congregate and assisted living projects.
Facilities serving low-income seniors have been built utilizing capital grants rather than
debt financing provided by either VHDA or other government mortgage programs.

e Most affordable senior housing developments that use sources of financing other than
tax-exempt bonds also depend on the 9% federal LIHTC subsidies for feasibility.
Demand for 9% LIHTCs by developers exceeds the available supply and therefore,
credits are allocated on a competitive basis. Currently, the most underserved need within
the LIHTC program is for affordable rental units serving non-elderly, low-income
families due to the greater difficulty in gaining site approvals for low-income family
housing. Therefore, VHDA has capped the share of credits that are available for
allocation to senior developments to the share of total needy renter households that are
seniors. The continuing need for such a cap will be reevaluated each year in the
redrafting of the Qualified Allocation Plan.

Tenant Rental Assistance

VHDA administers federal rent subsidies for very low-income residents of rental housing
financed by VHDA under HUD's Section 8 program. Those subsidies make up the difference
between the full market rent for the apartment and the amount the tenant can afford based on
30% of their gross income.

As with the Housing Choice VVoucher program, demand for rental assistance among eligible
households far exceeds the amount of assistance currently funded by HUD. Each Section 8
rental housing development maintains a waiting list pursuant to HUD regulations. VHDA is not
provided waiting list information, but does review waiting lists and waiting list procedures as
part of its annual audit of participating rental housing developments. Waiting lists have been
longest in Virginia’s larger metropolitan housing markets and shortest in slower growing rural
regions.
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The federal project-based rent subsidy contracts administered by VHDA expire at the end of the
term of the mortgage loan. Those expirations will begin occurring in 2010 and run through
2021. While VHDA anticipates that the federal government will provide ongoing rental
assistance to tenants beyond that point of time to avoid displacement, there is no guarantee that
will happen.

VHDA administers the Section 8 Housing Choice Voucher (HCV) rent subsidy program in the
rural and suburban localities that lack the administrative ability and/or willingness to
independently administer the program with HUD. The HCV program serves extremely low-
income households (75% of funds must be targeted to households with income of 30% or less of
area median income) who are provided with a monthly subsidy that covers the difference
between the amount of rent that they can afford and a federally set rent standard. Households are
able to use the subsidy in any available rental unit where the rent is within federal guidelines and
the landlord is willing to participate in the HCV program. VHDA administers the HCVs in
partnership with local agents (primarily local government offices), which exercise discretion as
to whether to provide a waiting list preference for seniors.
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In general, the demand for Housing Choice VVouchers greatly exceeds the amount of assistance
funded by HUD. As shown in the following table, the waiting lists for households headed by
seniors among VHDA'’s partnering local HCV program administrators equals 1439 households,
or 62 households more than all of the senior households served as of September 30, 2007.

HOUSING CHOICE VOUCHER SENIORS* HOUSEHOLDS
As Of September 30, 2007

Receiving On Waiting
Planning District HCV's Lists

1 LENOWISCO 7 33
2 Cumberland Plateau 129 28
3 Mount Rogers 93 93
4 New River Valley 189 189
5 Fifth 8 7
6 Central Shenandoah 51 51
7 Lord Fairfax 142 118
8 Northern Virginia 53 15
9 Rappahannock-
Rapidan 105 92
10 Thomas Jefferson 45 73
11 Central Virginia 65 87
12 Southwest Piedmont 53 3
13 Southside 0 0
14 Piedmont 0 0
15 Richmond Regional 183 450
16 RADCO 137 23
17 Northern Neck 5 3
18 Middle Peninsula 19 54
19 Crater 30 24
22 Eastern Shore 0 0
23 Hampton Roads 63 96

Totals 1377 1439

* 62 years of age and older

3. Senior Housing Programs

Although not exclusively designed to serve seniors aged 65 and older, the following two VHDA
housing programs are used by developers of affordable housing for the elderly.

Mortgage loan programs for senior housing: Most of the rental housing developments
financed by VHDA that are serving significant numbers of senior households have been
specifically designed for and restricted to occupancy by low- and moderate-income seniors. The
individual living units in these developments are designed to provide accessible and safe
accommaodations for seniors. In addition, many provide multipurpose congregate activity spaces
to facilitate recreation, socialization and services to meet the needs of their senior residents.
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VHDA provides financing for independent-living apartments, congregate care facilities, and
assisted living facilities. However, most of the senior rental developments financed by VHDA
are designed for independent living due to the difficulty in structuring financially feasible
congregate and assisted living services that are affordable to low- and moderate-income seniors.

Allocation of federal 9% Low Income Housing Tax Credits (LIHTCs): Rental housing
developments designed for occupancy by low-income seniors are eligible to compete for 9%
LIHTCs. The overwhelming majority of LIHTC rental developments serving a significant
number of senior households have been specifically designed for and restricted to occupancy by
low-and moderate income seniors.

In addition to financing the development of seniors housing, VHDA also assists elderly tenants
afford their rental housing through the following two programs.

Federal project-based rent subsidies: HUD’s project-based Section 8 program provides rental
subsidies for either “family developments” or “senior/disability”” developments. Therefore,
seniors living in Section 8 rental housing mainly reside in developments that have been
specifically designed for and restricted to occupancy by very low-income seniors and (in some
cases) non-elderly persons with disabilities.

Federal Housing Choice Vouchers (HCVs): While the federal HCV program is not designed
specifically to serve seniors, approximately a third of VHDA'’s local administrative agents have
adopted a waiting list preference for seniors.

The following paragraph describes another VHDA housing program benefiting seniors.

REACH Virginia Team - Outreach to Seniors: VHDA has identified traditionally
underserved segments of Virginia’s population and created the REACH (Resources Enabling
Affordable Community Housing in Virginia) Team to focus VHDA resources on assisting these
populations. Targeted populations include African-Americans, persons with disabilities, and the
frail elderly, among others. In addition to supporting this full-time position, VHDA also has set
aside a portion of its net assets to provide below market financing to help make housing projects
serving these underserved populations financially feasible (i.e. SPARC). In December of 2006,
the REACH Team member for seniors outreach was hired. Since then, he has been traveling
around the Commonwealth meeting with public agencies and private groups serving the elderly
in order to assess the local and regional conditions and needs. In addition, he has been assisting
various affordable seniors housing developers with conceptualizing financially feasible housing
projects for the elderly.
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4. Consumer Oriented and Senior Friendly Information Services

For the most part, VHDA does not directly communicate with the senior consumers who are
served by its rental programs and services. Most of VHDA's financial assistance that benefits
senior renters is provided to or through private rental housing developers and property owners
who have responsibility for communicating with and marketing to seniors. VHDA has taken
steps to assist low- and moderate income renter households in locating affordable rental housing
by maintaining listings by locality of VHDA-financed and assisted rental housing developments.

Similarly, in the case of the Housing Choice VVoucher program, local administrative agents
provide outreach to eligible seniors, directly work with seniors applying for assistance, and help
seniors in locating suitable housing in their community. VHDA assists its local administrative
agents in meeting the specific special communication needs of seniors and others with
disabilities or special needs by supplying, as needed, large print materials, materials in Braille,
funding deaf interpreters, etc.

Recognizing the special difficulties faced by seniors and other people with disabilities in locating
affordable housing that provides needed physical accessibility, VHDA partnered with other state
agencies and entities to create “AccessVA.org”. This website is specifically designed for seniors
and persons with disabilities to enable them to gain ready access to information on available
affordable and accessible housing units in their community. The website also provides a central
source of information about housing accessibility, including information beneficial to seniors in
retrofitting their home.

Since the “Outreach to Seniors” REACH Virginia Team position has been filled, VHDA
increasingly is being contacted by seniors with specific housing problem questions in response to
the contact information now listed on VHDA'’s website, from other publicity, and VHDA
participation at various seniors community events around Virginia.

Finally, VHDA recently has begun serving as Senior Navigator’s “Ask an Expert” resource to
answer the seniors housing questions they receive. The REACH Team is providing this service.
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5. VHDA'’s Aging Workforce and its Ability to Deliver Services

Historically, VHDA has had an average of two to three employees retire per year. Therefore,
VHDA anticipates approximately six retirements over the next two years. Because of the work
environmental and internal culture, the majority of retirees provide VHDA with several months
of notice before their planned termination date. This enables VHDA to plan for the replacement
of those positions through reallocating work assignments or the filling of positions through
internal/external recruitment. Based on business needs, VHDA may elect to outsource the work
performed by the retiree. However, this is rare due to the ability to restructure within work units
and the ample notification of retirement planning. As a quasi-state entity, VHDA functions
within its own human resources policies and procedures and is able to transfer employees within
the organization and/or promote qualified candidates into new positions.

To further mitigate the negative effects of retirements on VHDA'’s ability to conduct business,
the authority began a succession planning program focused on long-term talent development.
VHDA senior management realizes that it can utilize succession planning to demonstrate and
support its commitment to diversity and leadership development. VHDA'’s approach is to
currently develop a comprehensive approach to associate development through blended learning
(on-line classes, classroom, lunch-n-learn workshops, networking groups, action learning
opportunities and customized coaching). At the center of addressing succession planning is the
VHDA University and other career development opportunities through the Career Essentials
Internship Program, New Associate Development and leadership and management development
(i.e. Emerging Leaders Program). Through the Emerging Leaders Program, VHDA anticipates
the ability to enable approximately a dozen employees to participate in a year-long development
opportunity, thus increasing the potential pool of management talent within the organization.

Anticipated outcomes from the succession planning program include:

e Lesstime and expense to fill vacancies because the talent already has been identified and
prepared for increased responsibility thereby minimizing workflow and job disruptions;

e People development is aligned with VHDA'’s strategic objectives so that the right people
are available at the right times and in the right places to meet the right organizational
objectives; and

e VHDA is prepared to deal with sudden, catastrophic losses of talent in key and critical
positions.
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6. Other Services or Programs Addressing Virginia’s Aging Population

Architectural barriers in residential structures pose serious obstacles to many seniors who wish to
continue living independently in their homes as they “age in place” and become mobility
impaired, and who wish to also continue visiting the homes of friends and neighbors. A
relatively recent and growing trend is to incorporate “Universal Design” features into newly built
and renovated housing. For the last few years, VHDA has been promoting Universal Design
through public education and the training of design professionals and others involved in housing
development. This year, VHDA'’s draft Qualified Allocation Plan for the Low Income Housing
Tax Credits Program that currently is under review proposes to award bonus points for housing
units that incorporate “Universal Design” features. In addition, VHDA has now included in its
3-year strategic plan the goal of producing 750 units of housing incorporating “Universal
Design” features.

Three fundamental “Universal Design” features are a zero-step entryway to permit ready access
by people with mobility impairments, ample first floor door widths, and an accessible first-floor
bathroom. Together, these three Universal Design features comprise a housing feature known as
“Visitability”, and which would enable a person with a mobility impairment to visit with their
friends or relatives living in such a house. VHDA has partnered with the Virginia Board for
People with Disabilities and currently is assisting in the creation of an EasyLiving Home
Coalition in Virginia. This Coalition, modeled after a Georgia program, would offer a voluntary
builder registration and certification program that would promote the construction of housing
featuring the three Visitibility features described above as well as one or more bedrooms, a
kitchen, and an entertainment area such as a living room or den located on the first floor.

VHDA recognizes that guality seniors housing should have available to it supportive services so
that the elderly residents may continue living independently, with dignity, despite increasing
infirmities as the “age in place”. Community-based service providers supply many of these
needed supportive services. In order to increase the dialogue between housing and service
providers, VHDA teamed last September with the Virginia Department for the Aging and the
Virginia Association of Area Agencies on Aging to co-sponsor a conference entitled,
“Affordable Housing PLUS Services — Some Best Practices”. This event was enthusiastically
received and plans are underway to continue this dialogue via the e-mail and the web.

In addition to continuing to work in partnership with the Office of Community Integration that is
recommending deinstitutionalization measures in Virginia, VHDA also is participating on the
Virginia Department of Medical Assistance Services’ “Money Follows The Person” Housing
Task Force Work Group that is advising DMAS and their Housing Task Force on how to
implement this federal demonstration project.



