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	Good morning Millennial Housing Commissioners.   Thank you for the opportunity to address you regarding the challenges and opportunities in creating a new housing policy blueprint.  My name is Candace Capogrossi.  I am the Deputy Director of Santa Clara County Housing Authority in San Jose, CA. and have been employed by the Housing Authority since 1976.  I also serve as President of the Board for the Emergency Housing Consortium, the largest shelter provider in our County and I am a member of NOVA - the Northern Valley Work Force Investment Board.  I currently serve as the Regional Vice President of Housing for Pacific Southwest NAHRO.  We have 12,100 Section 8 contracts under lease in addition to our public housing and affordable housing complexes.





	Specifically, the areas that I will be addressing will be…  Voucher utilization in a tight market, suggested program changes for Section 8 including Project Based Section 8, Deconcentration and, WTW - the partnership experience.
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	Affordable housing in the Bay area is an oxymoron.  The San Francisco Bay area is home to 4 of the 6 most expensive counties in the country.  The ability to fully utilize Vouchers in the Bay area is related more to the ever changing economic cycles than the abilities of housing administrators.  The critical 3-part success equation involves the economy, fair market rent and the total overall number of units that would generally be considered part of the affordable stock.  We have been told on occasion that fair market rents are neither  fair or market, but we have seen an increased ability to utilize our vouchers since the rent has been raised to the 50th percentile.  Coupled with the economy cool down, our lease up rate has improved from a low of 87% to 100%.  The reality is that traditionally Fair Market Rent increases lag behind the actual market and are not quickly responsive to changing data.  Last year, we paid $15,000 for a rent study as the proposed Fair Market rents were inadequate to attract owners.  The prescribed methodology that HUD encourages you to use is called Random Digit Dialing and requires that a contractor contact enough people in the day time, at home, who are willing to talk about what their rent payment is.  I am not a statistician, but this would seem to be a small sample of valid renters.  Yet, it worked and our proposed rents were raised.  I could have given them the results for free!  The new census data that has not been released as yet it is already behind the market.  
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Housing Authorities, being on the front line daily, might serve a larger role in establishing their own Fair Market Rents.   We are motivated to help as many clients as possible so I believe our input would be based on the market reality.





	Having adequate rents is one very important aspect of voucher utilization, but there are others.  If I had regulatory authority to redesign the Section 8 program there are changes I would make.





	I can picture in the immediate future the ability to produce and hand a subsidy check to the owner at the time of a successful inspection.  With the new wireless hand held devices and adequate funding to become more technologically efficient, it is doable.  I would revise the regulations which stop you from starting a new contract if there are minor repairs.  Give the owners 30 days to make the repair(s) as you do at the time of annual renewal.  Also….if an owner has not completed all repairs in 30 days after being notified at annual inspection time, we currently abate the entire rent rather than prorate by room area.  This does not make sense.  In our desire to protect the tenant, we punish the owner.   Utility allowances is another area that deserves a long, hard look.  Utility allowances can actually keep families from renting the property they want. The higher we raise utility allowances, the fewer people can be served.  For some, it may be a disincentive to conserve energy.  
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Several affordable housing properties with limited reserves built in to their tax structure may default on their loans due to increased utility allowances.  Some families actually receive utility allowance reimbursement checks.  The regulatory intent was good, but again, we need to make the program as much like the open market as possible.  





	Consideration of development of a tax incentive program for Section 8 owners would serve as a good motivator.





	When we were under leased, we received approval to Project Base 100 certificates.  Eighteen months later, we are still working with HUD to make this thing fly.  Project Base is unbelievably bureaucratic for no good reason.  The proposed changes will improve the program in some respects.  Yet, there are vestiges of the old program still around.  For example, Housing Authorities are considered competent to determine rent reasonability for 80% of our program, but not for the 20% that may now be project based???  It requires unnecessary money to be spent on an appraiser to confirm rent data that we are required to keep as part of our rent survey information.  Being new to Project Base, we sought help along the way.  We discovered that at every level, getting a final answer that was consistent was next to impossible.
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	The new program suggests that we may not be able to assist very low income clients residing in a building who are not on our wait list.  Often times, an owner will have a building with some vacancies and some units occupied by very low income elderly, disabled or families.  In order to attract owners to the program, we need to work with their needs.  Permit Housing Authorities to utilize the program in a flexible manner.





	De-concentration of families, a subject with no easy answers:  As a na(ve administrator of Section 23, (predecessor program to Section 8), I was pleased to have Section 8 offering more choices.  I rejoiced that families would/could move to areas of less concentration of population and poverty, seeking better schools.  Despite staff encouragement, it was made very clear to me by the families that they wanted to be close to their families, schools, physicians and the “wonderful suburbs” did not look appealing at all.   If we truly want to encourage folks to move, then the communities at large need to welcome them with affordable housing opportunities through the tax credit program, economic opportunities, childcare and a good transportation infrastructure.  Making our cities a place where folks want to live and making sure there is room at the table for mixed income levels makes more sense.   
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	Welfare to Work and Self Sufficiency - We recently experienced the successful leaseup of 1066 vouchers for clients on our wait list.  It was an optional program for our clients.  Those that took part were better poised to locate and keep housing.  Social Services Agency in our area supported the program by providing additional funds to be used for …. Housing Search, credit clean up, classes in money management, tenant/landlord law and security deposits.   As two long standing public agencies, we were able to create Memorandums of Understanding that allowed us to share critical information.  We are about to launch an innovative program utilizing funds from Social Service to fund a shallow subsidy program for clients who are on our wait list and also Cal Works, the CA. TANF Program.  The concept is to help the families become “housing ready”.  Housing Authorities partner with many agencies to accomplish a great deal. We have also formed our own non profit call P.R.I.D.E. and have raised over 1.1 million dollars to subsidize case management, scholarships and tenant incentive programs.  If you ever took Psychology 101, you surely studied Maslow’s Hierarchy of Needs.  Basically, Maslow demonstrated that in order to become self actualized, you need food and shelter first.  While it is important to discuss regulations and policy, it is always important to remember who we do this for….the families who need safe, decent and sanitary housing while they become self actualized.  I recall a woman in the late 70’s who found herself living in a perpetual family crisis.  It was ultimately necessary for her to get a divorce.  She had a daughter and son to raise by herself. 
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 The thought of uprooting them from their modest, but safe rented duplex was upsetting to her.  Fortunately, she was on the wait list and was able to obtain a Section 8 certificate.  This allowed her to keep her home and afford a baby sitter while she worked.  The property where she resided was sold 3 times in 4 years and each year, she had to convince the landlords what a wonderful program Section 8 was.  Each year the landlord asked for more money than the Housing Authority was willing to pay and the tenant was afraid that she would have to leave her home and disrupt her children’s good progress in school.  Eventually life changed for this woman and she was able to graduate from Section 8 and with family help, purchased a home.  Her children went on to college….one becoming a lawyer, the other an employee at San Jose State.  I can tell you what the Section 8 program meant to that woman and her children because that woman was me…..I appreciate your time.





						Thank you
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