Housing Resources

Organizational Resources

Over the past 10 years the city has only expanded
and built on its organizational resources. The
Development Corporation, School District, and
Community College all provide important resources
to the city. The efforts they have made in regards to

housing, jobs, and skill development are essential to Success since 2008
Continued Employment

the county’s continued growth. In the coming years, DR

their leadership in expanding partnerships and Sustained Housing Demand
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bringing more stakeholders to the “housing™ table Organizational Resources

will be important.
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Housing Issues & Challenges

e Shortage of “For Sale” Units

* Housing Quality

e Market Rate Rentals

 Rental Rate to Quality

» Demand for Scarce Price Point

e Downtown Demonstration Project




Housing Issues & Challenges

Shortage of “For Sale Units”

All communities are experiencing an inventory shortage.
Available units are at an all time low and quality homes may
only be on the market for a few days. An inventory shortage
causes a stagnant housing market where households looking
to move in the market are choosing to stay in their home for
longer periods. Secondly, a shortage makes moving to Ford
County difficult for new employees and families. There are
many reasons for the stagnant market but one of the most
important is a lack of variety. Existing owners are no longer
looking to “move—up” but are often looking for products that
better accommodate their current stage of life.
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Housing Issues & Challenges

Housing Quality

While strides have been made toward improving housing
quality, the issues related to housing quality effect both the
owner and rental market. Lower quality homes depress
home values and make it more difficult to do infill
development. A lack of new market rate rental housing
leaves lower quality units on the market and price points
that do not match the age or quality of the unit.
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Housing Issues & Challenges

Market Rate Rentals

Over the past ten years a number of new rentals have been
constructed but most of those have been income based. The
lack of new market rate construction means that the market
for those making just over the income limits is very tight. At
the same time new construction that can meet those price
points is very challenging. The lack of new construction also
means that some of the lowest quality housing units remain
on the market at rates that do not reflect their quality. New
construction will have to be at higher price points but should
also free up lower price point units.
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Housing Issues & Challenges

Rental Rate to Quality

Before and during the energy boom rental housing was
extremely tight and rates increased in reflection of this
demand. Rates have not come back down, especially for
some of the lowest quality units. The rental market does not
appear to be as tight as it was in 2012 and 2008 with some

landlords reporting vacancies and longer periods to fill units.

However, it does not appear that this has yet to force lower
quality units to adjust rental rates or to make improvements
to reflect quality. Some of this may be due to the continued
influx of new residents who have different housing
expectations.
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Housing Issues & Challenges

Demand for Scarce Price Point

The greatest demand for housing in Dodge City appears to be
homes priced below $180,000. Homes at this price point are
the most difficult to construct due to land values,

construction costs, and smaller profit margins for the private

sector. Addressing this issue will require the continued
construction of higher value units that encourage “filtering”
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in the market, greater housing variety that provides lower
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maintenance options, housing rehab, and assistance in
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construction of housing priced below $200,000. _
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Housing Issues & Challenges

Downtown Demonstration Project

The previous housing studies identified the downtown as a
great opportunity for the city and county. Housing is an
important part of a districts revitalization but can often be the
hardest component. The unfamiliarity of downtown housing
development and the higher rental rates needed to support
building rehabs can make the financing challenging and
create uncertainty. This makes the development of the first
project very important. This project needs to demonstrate the
market for this type of housing unit. The units above the
Pizza Hut may be the right scale to provide this type of
demonstration.
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Housing Strategy




Strategic Objectives

Ford County and Dodge City’s employment opportunities, proven
record of housing production, and community investments position it
for continued growth. The Gounty is both benefited by and
challenged by the regions job availability. Most of Kansas has a
labor shortage and often employers are competing for the same
Workers.

However, Dodge City’s efforts to add housing and amenities should
make the city more competitive. A number of forces limit the region’s
ability to provide affordable housing for people who are logically
attracted to the community. If we can’t provide available and
affordable housing, we will be unable to attract the new residents
who want to live in and contribute to the region.



Strategic Objectives

A housing program for Ford County and Dodge City should:

 Continue the aggressive development programs and incentives that have
supported new housing construction.

* Increase the number of market rate rental units that will free up housing
for those making too much to qualify for income based housing.

 Open up the “for sale” market through greater housing variety that meets
the needs of young workers and empty nesters.

o Use strategic rehabilitation and housing conservation to meet the need for
housing priced below $180,000 and strengthen home values in the city’s
oldest neighborhoods and smaller communities.



1. Filling the Gap

The implementation of RHIDs and NRP have been essential to beginning to
address the shortage of housing in the Dodge City market. But it hasn’t been
enough. There are still gaps in rental housing and not enough production to
create movement in the market.

Many of the following strategies will require additional support beyond what
has been used in the last 10 years. These may include:

— Lending Consortium
— Local Housing Trust Fund
— Employer Assisted Housing



1. Filling the Gap

The 2008 CHAT recommended a Lending Consortium, pooling resources
to provide interim financing for important regional housing projects. A
Housing Trust Fund can function in similar ways. Both provide greater
flexibility due to use of local funds, and is a key advantage.

Employers can be a major partner in these types of efforts. The role of
employers can vary from providing funding into the Lend
Consortium/Housing Trust Fund to constructing housing for workers.
Housing in the recruitment and retention of employees is a major issue
for employers and their involvement is becoming necessary in many
communities.



1. Filling the Gap

Schuyler Workforce Rental Guarantees

In Schuyler, NE employers provided rent guarantees. The employers,
including the School District and Cargill, have put no money into the
projects but only the guarantee that if the units could not be rented they
would cover the rents for up to 5 years. To date all units, renting at over

$1,000, have remained full and no employer has been called on their
note.




2. Housing Diversity

Increasing Mobility through housing diversity.

The low supply of “for sale” units is a significant challenge for new
employees to the area and for current residents looking to move within the
community. Low mobility rates among the existing households is the key
issue for available units. Traditionally, as households earned more they
would look to purchase larger homes. This trend is changing, with more
homeowners staying in housing longer, as they are more interested in high
quality and lower maintenance housing rather than more square footage.
Instead they are looking for products that fit their lifestyles. For empty—
nesters, this may be lower maintenance units that will allow them to easily
transition into their retirement years. For young professionals it may be more
about the neighborhood and atmosphere, being close to amenities like
restaurants and entertainment.



2. Housing Diversity

Examples of Housing Diversity:

— Townhomes and Duplexes

— Multi-family

— Empty-Nester oriented housing
—Downtown housing

—Small lot single-family

Using RHID and NRP to provide sites will be one piece of the
puzzle but additional assistance may be needed to provide gap
financing.



3. Market Rate Rentals

Rental housing in Dodge City has several story lines.

— The rising cost of housing and the concern that many of the city’s
moderate income earners cannot afford rental housing.

— Little to no new rental housing has been constructed because of the
perception that rental rates over $800 a month, which would be necessary
to support new construction cannot be supported.

— The perception that rental housing in rural or smaller markets should be
less.

— A small number of rental units priced over $800 leaving higher income
earners competing with lower wage earners for the best quality units.



3. Market Rate Rentals

To overcome these story lines:

— A demonstration project will need to be completed that shows some
higher rental rates can be supported

— Gap financing will need to be provided to support lower price point rental
housing.

Gap financing for these types of market rate rentals will have to come from
local support. This will include:

— RHID/NRP
— Lending Consortium/Local Housing Trust Fund
— Local employers



4. Housing Conservation

Dodge City has made strides on infill and housing rehabilitation but has
found that it is difficult and nearly impossible for the private market to
successfully rehab or do infill projects.

Lower home values in some of the most distressed neighborhoods
discourage private market projects that may not even see a project
appraise at cost.

A targeted approach should continue that identifies strategy areas that will
elevate the overall values of a neighborhood or few blocks. Programs
should include:

 Purchase—Rehab—Resale

e Lot Assembly

e Expanded demolition program
o Greater code enforcement



4. Housing Conservation

Purchase—Rehabh-Resale programs. Program maintains the city’s
existing housing stock while providing affordable owner—occupied
housing. Usually done through a non—profit development corporation
using HOME funds but the Lending Consortium or other sources may be
used.

NeighborWorks Northeast Nebraska has completed over 140 homes for the city of
Columbus, NE using this program.




4. Housing Conservation

e Lot Assembly
» May need to occur with assistance from the city

e Expanded demolition program
 Dedicated funding source should be identified by the city for the
removal of three to five housing units annually
 Greater code enforcement

 The city should consider implementation of a program that
triggers a basic life safety inspection upon the change of utility
billing
All of these initiatives should be targeted and aimed at increasing values
necessary to support private market investment.



4. Housing Conservation

Mobile Home Buyout Program: Faribault, Minnesota:

The Housing and Redevelopment Authority (HRA) in Faribault has used its Mobile Home
Buyout Program to acquire and remove substandard housing from its existing mobile
parks.

Through this voluntary program, owners of uninhabited, dilapidated or substandard
mobile homes may apply to participate in the buyout program. If the unit is determined to
be substandard, uninhabited, or dilapidated, the HRA will buy the mobile for a flat rate of
$2,000, not including property tax or lot rent. Upon acquisition, the home is then properly
demolished, removed, and the lot repurposed.

https://www.ci.faribault. mn.us/427/Mobile—Home—Buyout—Program

This program does not address the housing needs for those individuals currently living in substandard units but
does offer a way to remove some of the manufactured homes in the worst condition.


https://www.ci.faribault.mn.us/427/Mobile-Home-Buyout-Program

As noted in the 2012 Housing Study, Downtown has significant potential
and resources to encourage downtown housing. Programs such as NRP
and TIF are in place to support downtown housing.

However, a project has yet to be completed because of the complicated
nature of these projects and the concern over higher rental rates. A
demonstration project will need to be completed to show the market can
be success. Gap financing may be necessary to support an initial project.
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