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Housing is a fundamental component of American life that affects, and is affected by,
almost every aspect of our society, including family life, jobs, schools, transportation,
infrastructure, fiscal and financial systems, community, the economy, and the
environment. Safe, affordable, and stable housing contributes to physical and emotional
health, educational success, wealth, stability, and self-esteem. When Arizona Town Hall
decided to address housing issues, it appeared that the housing bubble of the past decade
was rapidly pushing the American dream of home ownership out of reach for many
Arizonans. By the time the opening bell rang in the 93rd Arizona Town Hall, the housing
bubble had burst, and sub-prime mortgage lending and associated excesses were at the
center of a national economic crisis.
Participants of the 93rd Arizona Town Hall traveled from throughout the state to discuss
Arizona’s housing issues against the backdrop of its greatest landmark—the magnificent
Grand Canyon. During an historic national election these committed individuals met for
three days of thoughtful discussion as they sought to understand the issues and forge
consensus-based solutions.
The results of the discussion are included in this report. While not all Town Hall
participants agree with each of the conclusions and recommendations, this report reflects
the overall consensus achieved at the 93rd Arizona Town Hall.
ASSESSING OUR VALUES AND NEEDS
Arizona’s Version of the American Dream
Deciding how best to meet Arizona’s housing needs must begin by considering the larger
economic, social, political, and historical context. Clear-sighted decisions about housing
should rest upon a basic understanding of what Arizonans generally consider to be the
most important features in a home, and how these views and values are affected by
changing circumstances.

A house is not necessarily a home. It is important to
differentiate between the qualities that are important for
housing and the qualities that are important for homes.

Report of Findings and Recommendations

A house is not necessarily a home. It is important to differentiate between the qualities
that are important for housing and the qualities that are important for homes.
The term “housing” encompasses physical qualities that provide important tangible
benefits. At the most basic level a house provides shelter. A house should protect its
occupants from the elements and be a safe haven. A house provides a place to cook, eat,
sleep, entertain, use the restroom, and secure persons and possessions. A house should
be a well-built structure that meets diverse individual or family needs.
A home is not necessarily a house. A home includes all types of residential structures
and occupancy arrangements. A home does more than simply meet the physical needs of
its occupants—it provides additional intangible benefits. A home may provide stability, a
sense of self-worth, a sense of belonging to a community, and connectedness to work,
recreation, and support networks. How we feel about a home, although difficult to
quantify and standardize, can be as important as the physical structure itself. Intangible
features such as spiritual freedom, privacy, proximity to work, and community interaction
contribute immeasurably to home life. Children particularly benefit from the sense of
security, continuity, and lasting connections when they grow up in stable home
environments.
Homes should express the cultural and environmental values of the diverse groups
inhabiting them. A home should be flexible enough to adapt to and sustain the needs of
the occupants. A home should fit within the
community and allow convenient access to
A home should fit within
community resources such as schools,
the community and allow
hospitals, parks, libraries, commercial
services, and employment. Location, cost,
convenient access to
durability, and sustainability also are
community resources.
important. Technological amenities
(especially high-speed Internet) may foster a
sense of community by allowing neighbors to
communicate about various neighborhood programs, such as recycling programs, and
other community events.
Whether we define a structure as a house or a home, many have viewed investment in
residential real estate as a form of wealth building. But when housing is viewed as an
investment only, its important role in shaping and sustaining the lives of families can be
obscured. A home should foster connections and meet basic family or individual needs.
The ability of a home to meet these intangible needs is diminished if the home is too far
from work and recreation, or is seen primarily as a financial investment or status symbol.
Various factors influence public views about the relative importance of different housing
features, and some may have unintended consequences. For example, governmental
policies that encourage development at the urban fringes at the expense of infill
development, and the relocation of Native Americans, have, in some cases, resulted in
communities of strangers where people feel isolated and disconnected from one another
and from their communities of origin.
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Not everyone wants or can afford to own a
home. More than 30 percent of Arizona’s
Policies that solely
population lives in rental housing. Policies
promote home ownership
that solely promote home ownership create a
create a bias against
bias against renting, despite the fact that
apartment renters may feel a greater sense of
renting.
connectedness than homeowners living in
detached housing communities. Homeowner
associations promote higher standards for property maintenance, which benefit the
community, but potentially infringe upon personal freedom and private enjoyment of
homes. To address these concerns, land use regulations and homeowner association rules
should be more flexible to accommodate different cultural norms and values.
Many Arizonans share the American dream of home ownership. Since World War II,
that dream most often was met by a home in the suburbs with a white picket fence and a
yard. For other Arizonans, living in a home in an inner city neighborhood or rural
community is a proud accomplishment. Changing demographics, economics, and
increased mobility within society are redefining this American dream. Different cultures,
and different generations, have different views about which attributes are most important,
and what constitutes suitable, affordable, and sustainable housing. As a result, housing
needs are becoming more diverse. Although growing families need larger dwellings,
there is increasing demand for smaller homes, condominiums, and multigenerational
housing. For many people, a smaller or more environmentally-conscious home can be
more desirable than a larger and more lavish one. Having a variety of options available
will allow different groups to find the kind of home that is important to them. An
evolving sense of what is important in a home is changing not only the marketplace, but
also our very definition of “community.”
Arizona’s Housing Mix
The present mix of housing in Arizona is largely the result of economic, social, and
cultural forces that have favored urban sprawl over a more compact and dense urban
form. Arizona is a relatively young state. Arizona’s climate, natural beauty, wide-open
spaces, and economic opportunities have attracted large numbers of new residents. The
resulting population growth has created steadily increasing demand for housing.
For most of Arizona’s history the availability of relatively cheap land has contributed to
the rapid expansion of urban areas and the proliferation of houses on large suburban lots.
Land is less expensive on the outskirts than in the urban core, and infill development
often is more expensive and more heavily regulated than development on the fringe. The
availability of cheap development financing and governmental policies that obscure or
shift the true cost of infrastructure in undeveloped areas have effectively subsidized
outward expansion. Without shared understanding of true costs, the cost-bearing sectors
and subsidized sectors are not fully understood or acknowledged.
Many residents live on large, suburban lots in neighborhoods that are not densely
developed. Zoning policies in Arizona communities generally have not promoted
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intensification or density of development or required a mix of housing options, and have
separated and segregated housing from other uses. The result has been an explosion of
homogenous, master planned communities, as well as neighborhoods and associations
that oppose growth, relaxation of height restrictions, greater density, and mixed-use and
mixed-income projects. The illusion of perpetually cheap gasoline made long commutes
between home and work seem economically feasible, while the lack of high-paying jobs
and affordable housing in the urban cores made such commutes essential for many.
Continued population growth will
require more new housing, although the
need for additional housing will vary by
location. Arizona must meet the
housing needs of various population
groups, including the elderly, teachers,
fire and police workers, military and exmilitary personnel, construction
workers, government workers, service
workers, and many others at lower
income levels.

It will be critical that ideas
are translated to meet local
character, culture, and
lifestyles, especially the
unique conditions of rural
and tribal communities.

Rural and Native American communities have different needs and are likely to require
different solutions than urban communities. It will be critical that ideas are translated to
meet local character, culture, and lifestyles, especially the unique conditions of rural and
tribal communities.
The Sun Corridor—stretching from Prescott/Chino Valley to Sierra Vista—is expected to
experience substantial growth, thereby increasing demands for transportation, energy, and
infrastructure. Different communities have different housing needs and different
mechanisms and capabilities to address housing issues. Increased density may require
increased expenditures on community amenities, including recreational facilities, water
resources, and schools. The availability of private land, transportation corridors, public
transportation, water, wastewater reuse, energy costs, and environmental impacts
influences the location and quantity of new development.
In planning for Arizona’s future housing needs, it will be important to provide for a
mixture of uses and types of housing, including greater density of development. The type
and mix of housing will be driven by many factors, including affordability and a green
ethos. New homes will need to be more energy efficient, and energy demands within
existing housing will be reduced through various modifications. Green building
techniques will lead to smaller, more efficient homes that will reduce our carbon footprint
and will be more livable and socially connected.
It will be difficult to change existing views and patterns of growth without changing the
politics associated with infrastructure planning. Change will take time, new leadership,
and education about the costs and benefits of the various options available.
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Achieving Optimal Housing Development
Arizona’s housing needs in the 20th century were great given the state’s tremendous
population growth and the post-World War II baby boom. Arizona succeeded in meeting
the market needs of the majority and in creating new models such as Sun City. However,
the needs of rural and tribal communities have not been met. In addition, the needs of
special populations were not satisfied, including the working poor, persons with physical
disabilities, persons living with mental illness, grandparents raising grandchildren,
domestic violence victims, refugees, and ex-felons, resulting in homelessness for some.
The great majority of these populations are renters by financial necessity and they need
safe, stable, and affordable housing. We must do better in the 21st century.
Arizona faces considerable challenges in meeting its future housing needs. In the 21st
century, Arizona must address the problems of limited water and other resource
limitations, public lands, clean energy, and transportation. In the future, and presuming
continued growth, we will need more housing and greater variety of housing choices.
Future consumers are expected to demand sustainable, mixed use, and walkable
communities. New options, like co-housing and shared community garages, should be in
the mix . The non-traditional family is an increasingly important part of society, and
those families can have unique needs. Rentals, manufactured housing, collective
ownership of land, shared-equity models, and other options will continue to be a viable
market choice.

One of our challenges is to
integrate older and younger
populations to create multigenerational, mixed-use,
sustainable communities.

Infrastructure is one of the biggest challenges
facing Arizona in meeting its housing needs.
Initial development costs and impact fees
contribute significantly to the ultimate cost of
housing. The need to retrofit aging
infrastructure and housing stock will require
substantial financial resources. We must
determine who will pay for the infrastructure,
and provide for the future costs of
maintaining aging houses and their
infrastructure.

One of our challenges is to integrate older and younger populations to create multigenerational, mixed-use, sustainable communities. Arizona’s aging population will need
smaller homes with supportive services, as well as assisted living and care facilities. At
the same time, many young adults struggle to afford their own homes or rentals.
A variety of other challenges must be addressed. Since affordability will continue to be a
challenge, we will need more housing for low- to moderate-income persons, single-parent
families, service workers, and other special populations. There will continue to be a need
for workforce housing. It is essential that affordable housing remain so over time,
building a base of affordable housing stock. Our future needs will require
environmentally conscious communities. We must address high fuel costs and other
transportation issues. New schools will be needed to serve new developments. Although
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growth has slowed, it will continue. Our vision of the future must consider other
population changes, such as the anticipated Hispanic majority.
One of Arizona’s greatest challenges is updating
20th century resources and tools to meet 21st
Planning also should
century needs and lifestyle choices. In the
comprehensively address
future, Arizona must rethink the use of municipal
the entire state, and the
and county planning and zoning tools. Planning
sustainability of resources,
at the front end is vital to urban, rural, and
Native American communities, as the cost of
such as water, throughout
correcting mistakes later will be great.
the state.
Proposition 2071 has deterred municipalities and
counties from changing land use regulations at a
time when there is a need for acceptance of more
diverse uses in both the zoning and master planning process. If people want diverse,
mixed-use communities, our planning must accommodate those desires now.
Planning is not limited to the cities and counties. Planning also should comprehensively
address the entire state, and the sustainability of resources, such as water, throughout the
state. Responsibility for this regional planning process starts with the Governor and
Legislature.
Developing housing that meets the needs of the population and still is acceptable to the
community will be a challenge. Greater collaboration and investment by city, county,
state, and federal governments is necessary, with involvement of private-sector
components, such as bankers, developers, employers, and non-profit organizations. To
meet our needs, we also should consider regionalization of housing services and cost
sharing by the government and the private sector.
Financial and fiscal education of consumers will be critically important to meeting these
challenges. We also will need to educate people about Arizona’s housing needs, and
must empower communities of all types to revitalize and reinvest in housing.
Additionally, consumers should be educated about nontraditional living options, such as
cooperatives, which could reduce other costs and promote greater affordability of
housing. Arizona should encourage individuals to make smart housing choices that
safeguard our natural resources.
HOUSING AND THE ECONOMY
The Role of the Housing/Construction Industry in Arizona’s Economy
Arizona’s economy is closely tied to the housing/construction industry. During the
recent boom period housing became even more the core of our economy. This
interrelationship exacerbates the highs and the lows of the economic cycle.
1

Proposition 207, a 2006 ballot initiative officially titled the "Private Property Rights Protection Act", requires the
government to reimburse land owners when regulations result in a decrease in the property's value, and also prevents
government from exercising eminent domain on behalf of a private party. It was approved by a 64.8% margin.
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Arizona benefits from boom times, not only in the housing/construction industry, but also
in the sales of other goods and services, many of which generate significant sales tax
revenues. The construction industry provides opportunities for entry-level employment, a
progressive job ladder, and skilled jobs. Upward mobility in the job market is important
for sustained growth. During the boom period construction drove the economy upward,
and individuals seized on the wealth-creation potential of the housing bubble.
The principal challenge of the relationship between the housing/construction industry and
Arizona’s economy is the boom-bust housing cycle. Downturns in the
housing/construction industry profoundly affect the fabric of our society. The
construction industry employs a wide range of people, from on-site workers to architects
and developers. When there are layoffs or reduced wages for these employees, there is a
ripple effect throughout Arizona’s economy. Loss of jobs in the construction industry
also could result in the loss of a significant portion of the state’s skilled workforce.
Government revenues are so connected to
sales and property taxes that those revenues
vary greatly between boom and bust times.
This hurts all levels of government that
have bonded, borrowed, and planned for
revenues and expenses based on boom-time
projections. The loss of public services
caused by the loss of tax dollars from this
industry’s activity will have far-reaching
consequences. Layoffs and reduced wages
for workers likely will translate into greater
strain on government resources. The
construction industry is slow to bounce
back. This means that, to the extent the
construction industry and the economy are
related, our economy will regain strength at
the same slower pace.

If other industries were a
larger part of Arizona’s
economy, the state would
have a more diversified
portfolio of economic
supports that would better
sustain the economy through
the highs and lows of the
economic cycle.

Arizona should tackle this challenge by diversifying its economy. If other industries
were a larger part of Arizona’s economy, the state would have a more diversified
portfolio of economic supports that would better sustain the economy through the highs
and the lows of the economic cycle. However, we must recognize that a growing and
more diverse economy will increase demand for additional housing.
Housing and Quality of Life
The availability of desirable and affordable housing, and its proximity to business and
employment activities, directly affects Arizona’s economy and quality of life. The less
affordable housing is, the lower the quality of life is for those residents who are unable to
afford better. This is especially significant for those who are forced to live in an unsafe
area because that is all they can afford.
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Affordability must take into account the costs and other consequences of locating more
affordable housing farther away from city centers, which increases transportation costs
and thus increases total housing costs.
Affordability also must include the cost of
Affordability must take
access to work, and community services
into account the costs and
(especially schools and grocery stores), as well
as other necessary support services, such as
other consequences of
health care and child care.
locating more affordable

housing farther away
from city centers, which
increases transportation
costs and thus increases
total housing costs.

In some communities, workers who cannot
afford housing near their work have no choice
but to commute. Some people made housing
choices based on factors other than proximity
to the workplace and services, including
factors such as school quality and taxes.

Some people who live in rural areas or on
tribal lands face special challenges due to high unemployment rates, lack of
infrastructure, and the need to travel long distances. Whatever the reason for long
commutes, they can adversely affect job performance, which in turn directly affects the
quality of life. Rising fuel prices make commuting more costly. While public
transportation is critical for some to get to and retain employment, cutbacks in service
due to flagging revenues have made public transportation less available and more costly
for those who need it most.
These considerations can be addressed by land-use planning, market forces, and public
policies. Employer-assisted housing may help residents to obtain affordable housing near
their work, and government should provide incentives for employer-assisted housing
programs. For instance, housing as a contractual benefit for employees, such as teachers,
is worth exploring.
In certain areas, solutions may require building
up rather than building out. Improved public
In certain areas, solutions
transportation and other city-center amenities
may require building up
can make higher density more attractive in
rather than building out.
appropriate areas, such as near the universities.
It is important to provide residents with the
option to live in different types of
communities. Zoning, public policy, and infrastructure decisions are the key to making
diverse communities possible. Investments in infrastructure that support neighborhood
revitalization and provide environmental benefits are needed, or residents may choose to
relocate because of the lack of schools, parks, or streets.
Ideally there should be a balance between public policies, the planning process, and
market forces. Public policies can be developed in conjunction with private industry to
solve other housing problems, including transportation. For example, local government
can establish publicly owned but privately managed bus or other transportation services.
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Additionally, coordinated efforts between the public and private sectors to build
transportation services, and provide water and other services, can successfully solve some
of the challenges we face. Wise land use decisions can help build a better sense of
community and promote the densities needed to support public transit. Development fees
could be waived and other policies adopted to encourage development in high-density or
infill areas.
Defaulting on the Dream: Arizona’s Housing Market and the National Financial Crisis
The recent national financial crisis has had a dramatic negative impact on Arizona’s
housing industry and its overall economy. During the housing bubble, Arizona
developed the perfect storm—many builders ready to build homes; availability of cheap
land; a large supply of homes; and a lack of regulation of home lending.
The general lack of overall mortgage industry regulation in Arizona contributed to this
problem. During the housing bubble, there was an international infusion of capital into
Wall Street and unregulated mortgage products which caused some problems, given
Arizona’s relatively unregulated conditions. Regulation of derivatives, mortgage brokers,
lending standards, and loan-to-value ratios, for instance, should be reformed to provide
more systemic safeguards.

Arizona’s regulatory
scheme must be enhanced
to prevent mortgage
fraud and lending abuses
and increase penalties for
such violations.

Arizona’s regulatory scheme must be enhanced
to prevent mortgage fraud and lending abuses
and increase penalties for such violations.
Such laws should be aimed at mortgage
brokers, real estate agents, appraisers, and
others involved in the home-purchase process.
We must exercise more control over lending to
discourage predatory lending and encourage
other alternatives to the payday loan industry.
Such improvements should help people select
and pay for their housing in a manner
appropriate to their financial capacity.

Low housing prices in Arizona, as compared to the rest of the country, encouraged
nonresidents to purchase houses for investment purposes, rather than as the owner’s
primary residence. These outside investments drove housing prices up, making housing
relatively less affordable for Arizona residents. Seeing homes as an investment vehicle
created an environment in which people felt that they would be left out if they did not
invest in housing. This resulted in an out-of-control, frenzied wave of speculative
investment.
Now unemployment is up, and consumer confidence is down. Building permits are
down, and there is a glut of foreclosed houses on the market. There are many single
family houses available for rent, or vacant and abandoned. The change in immigration
laws also has adversely affected the rental housing market and contributed to an
oversupply of single family homes. Multifamily apartments in a number of communities
9
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in the state have been affected as well. Home values have been depressed. Homeowners
have lost some—and sometimes substantial—equity in their homes. Many developers,
builders, and retailers are going out of business, and many people are losing their jobs.
As people’s net worth has declined, some have lost access to credit, and others must
delay retirement. The loss of home equity itself has caused a domino effect throughout
many other industries. Asset securitization and the sub-prime mortgage practices during
the housing bubble, while not necessarily the fault of the construction industry,
nevertheless contributed to the serious downward swing our economy has experienced
recently.
Businesses located in or near distressed neighborhoods also have suffered. Constructionrelated small businesses have failed. High unemployment among construction workers
has negatively affected many small businesses that sell goods and provide services to
them. Sales tax revenues have declined, and property tax revenues will decline in the
future. The loss of state revenues, including from sales taxes, has trickled down to cause
loss of revenues for local governments. Contributions to non-profits also have declined.

Although prices have
decreased, housing is not
necessarily more affordable,
because Arizona’s general
economy and employment
have suffered.

Although prices have decreased, housing is
not necessarily more affordable, because
Arizona’s general economy and
employment have suffered. A significant
number of Arizona homeowners now have
little or no equity in their homes.
Mortgages and credit are still available, but
it is more difficult to qualify for such credit
due to different lending requirements.
Upward mobility has been frozen as a direct
function of unaffordable mortgages.

These problems are more severe in rural counties and on tribal lands. For example, it has
become more difficult for tribes to find other sources of funding outside of the Native
American Housing Assistance and Self-Determination Act (NAHASDA). Minority
populations are disproportionately affected.
Factors specific to Arizona’s economy have exacerbated these impacts. A significant
number of people have left the state due to the changes in the immigration laws. With
more restrictions on the flow of workers, jobs and capital have left the state. Potential
investors from outside Arizona, including retired persons investing in retirement
communities and persons buying second homes in the state, have seen their net worth
decline. The flow of capital into our state has slowed significantly.
The financial crisis has affected both homeowners and renters. Displaced homeowners
are now turning to rental units. Subsidized rental housing is in much greater demand, and
tenants thrown out of foreclosed homes are not prepared to rent elsewhere. The supply of
rental housing now includes homes held by investors in addition to apartments.
Apartment rental vacancies have skyrocketed.
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Landlords have been forced to reduce rental rates and suffer a loss of income. If these
investors abandon their rental property investments, significant negative consequences
may follow. Renters who are forced to leave these abandoned or sold properties need to
be considered when addressing future housing issues. These former renters and people
generally displaced by foreclosures and evictions may increase homelessness and place
other strains on government and non-profit services.
These circumstances also may exacerbate domestic violence, alcoholism, and other
harmful behavior, and may jeopardize the long-term stability of families and child
development. Some families have become separated because they cannot sell their
homes. Economic hardship has resulted in higher stress and can contribute to crime and
other problems. This unstable home life diminishes children’s success in school.
On a positive note, the national financial crisis has encouraged some people to go back to
school. Some may benefit from lower housing prices. There is an opportunity to
implement governmental policies and changes that would be more costly and politically
unpopular during a boom period. It is also hoped that the financial crisis will create
positive changes by encouraging us to start saving and relying less on credit.
Addressing the Challenges and Opportunities In Times of Financial Crisis
The current economic crisis presents a tremendous window of opportunity to promote
planning and innovation for both affordable housing and a sustainable housing market.
As a result of the national financial crisis, the price of housing has decreased and the
federal discount rate is at historical lows. Loan modifications and forbearance programs
will avoid some foreclosures and allow some Arizonans to stay in their homes.
Foreclosures displace some homeowners, but also reestablish home values, making
Arizona homes more affordable and
spurring more growth. Foreclosures will
The current economic crisis
create opportunities for affordable
presents a tremendous window
housing in many communities, if
prospective buyers can obtain the
of opportunity to promote
necessary credit.
planning and innovation for

both affordable housing and a
sustainable housing market.

Arizona will receive substantial federal
funds through the Housing and
Economic Recovery Act, which is not as
limited as the federal programs that
preceded it. Arizona should use this money effectively. To recreate a sense of
community, all of the stakeholders need to be brought to the table. Tribal and local
governments should create programs to leverage opportunities to acquire distressed
housing for affordable housing programs for a variety of local needs as part of
foreclosure remediation strategies.
Foreclosure prevention programs should be considered. For example, state, county, and
city governments should offer shared equity programs, purchase properties in foreclosure
to promote affordable housing, or encourage lenders to refinance loans in default at
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reduced interest rates. Stakeholders should work with the Arizona Legislature and
Congress to develop and design programs, such as community block grants, to assist lowincome individuals in retaining their homes. There may be opportunities for publicprivate partnerships to jointly invest private and public funds to cure mortgage defaults.
Now is the time to implement a variety of
creative and longer-term measures that could
make housing more affordable over time. For
Given the current decrease
example, community land trusts (CLTs), which
in the pressure to produce
separate the land from the improvements
permits, this may be a
thereon, can make homes permanently more
good time to revisit
affordable. Given the current decrease in the
broader land-use policy
pressure on jurisdictions to produce building
permits, this may be a good time to revisit
questions, such as policies
broader land-use policy questions, such as
that promote density.
policies that promote density, and to
implement new zoning and regulatory
strategies. Streamlined regulation, streamlined
timelines, and fee waivers are possible solutions. There should be more focus on longterm planning, within the boundaries of sustainable natural resources, efficient transit,
and mass transit across the state, involving all categories of residents. Arizona should
implement a more aggressive economic development program to attract higher-wage jobs
and develop a more diversified economy.

Housing trust funds at the
state and local levels offer a
flexible and nimble
mechanism for strategic
investment in affordable
housing.

Financial crisis is a time of opportunity to
explore new and creative energy
technologies. Solar, biomass, geothermal,
combined heat and power distributed
generation, landfill gas, wind, and other
clean-energy technologies will create new
industries and additional jobs.

In some areas foreclosed homes could be
purchased and converted into rentals, which
would allow the former homeowners to stay
in them, or the homes could be rented to others. We should also work to promote
stability for renters, because evictions cause crossover problems, including harmful
effects on the long-term stability of the family and children, as well as homelessness.
Housing trust funds at the state and local levels offer a flexible and nimble mechanism
for strategic investment in affordable housing. Arizona needs dedicated funding sources
for housing trust funds. The State Housing Trust Fund should be protected against
stripping of resources to meet other fiscal priorities. We also need more funding.
Reasonable oversight of these dedicated funding sources is needed to ensure that they are
used effectively.
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Existing programs that
provide financial
education and counseling
should be expanded, and
offered at an early age.

The general public should be educated about
U.S. Department of Housing and Urban
Development (HUD) processes and programs,
such as foreclosure prevention. Existing
programs that provide financial education and
counseling should be expanded, and offered at
an early age. Mortgage counseling and other
forms of consumer education will better equip
prospective homebuyers to make informed
decisions.

Various measures have been suggested, and they deserve consideration. Arizona could
extend the net operating loss carry forward period from 5 years to 20 years. In an effort
to sustain the construction industry in a time of decline, and to take advantage of lower
construction costs to the taxpayers, the university construction and rehabilitation program
(Stimulus Plan for Economic and Educational Development) and improvements to state
parks should be implemented. Finally, additional support should be given to non-profit
organizations that can be tapped to assist people who really need help in the foreclosure
crisis.
DEFINING AND CREATING BEST PRACTICES
Using Existing Programs to Meet Arizona’s Housing Needs
The free market system allows sellers and homebuyers to enter into affordable
transactions that each can afford. The free market also will adjust to supply and demand.
As an example, private builders have met the housing needs of most upper- and middleincome Arizonans. Some of Arizona’s low- and moderate-income persons, and those
with special needs, are served by a number of effective existing programs.
Unfortunately, these programs sometimes are under-funded, or are not available to serve
all those who need them.
Federally-funded Programs
Existing programs provide different types of assistance by different methods. Perhaps
the most familiar housing programs are federally funded. These programs subsidize the
development and occupancy of affordable housing. Arizona benefits from several HUDfunded housing programs, including public housing, the HOME program, and the Section
8 voucher program. Section 8 vouchers allow tenants to move into communities where
they otherwise could not afford to live, thereby providing an opportunity for upward
mobility. Unfortunately, this program receives insufficient funding to serve all who
qualify, and currently has long waiting lists.
Section 202 is a double-subsidy program that assists seniors by providing money up
front, as well as long-term rental assistance. Section 811 provides similar assistance to
persons with disabilities. However, these programs are subject to legal restrictions that
limit their scope and effectiveness.
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The U.S. Department of Agriculture’s (USDA’s) housing division assists with affordable
housing in rural communities and small towns. The Federal Home Loan Bank Board’s
Affordable Housing Program provides grants to support the development of affordable
housing projects.
Other federal programs (such as New Markets Tax Credits, Solar Tax Credits, and
Historic Preservation Tax Credits) may provide incentives for the development of
affordable housing. In addition, the Low Income Housing Tax Credit (LIHTC) program
uses federal tax credits to encourage investors to invest in affordable rental projects.
Arizona should use the LIHTC program to encourage development of low-income
housing in more affluent neighborhoods. Arizona should also help developers and
owners to make these properties more attractive and acceptable as an integral part of our
communities. Arizona should ensure that these projects are adequately capitalized and
sustainable.
Existing federal programs are highly competitive, and there are insufficient resources to
meet the needs. Making the existing programs available to rural and tribal areas presents
special challenges. Administrative requirements associated with federal programs cost
time and money that may be better spent on providing program benefits. These hurdles
also may discourage some applicants from applying for assistance and should be
minimized, and the programs themselves should be better funded. Across the board, the
process of getting resources from programs should be simplified.
Special needs populations, such as the homeless, need supportive services to take
advantage of existing programs. The elderly and persons with disabilities, who are at risk
of needing nursing home care, are unique
populations. They require assistance in
Arizona should seek to
accessing services to remain in their homes,
using home and community-based services, or
increase federal funding
funding appropriate housing options such as
and more efficiently use
adult care homes, assisted living, and nursing
available funds, including
homes.

Community Development
Block Grants (CDBG) and
other HUD funding.

Others, such as former prisoners—nonviolent,
violent, and sex offenders—have special
housing needs that are not addressed by
existing programs. Even those who reintegrate
and want to contribute to society have
difficulty finding suitable housing. These
problems become more acute with the severity of the offense. A comprehensive plan and
state advocacy group are necessary for addressing this housing issue.
Arizona should seek to increase federal funding and more efficiently use available funds,
including Community Development Block Grants (CDBG) and other HUD funding.
Arizona will receive over $120 million in emergency neighborhood stabilization program
funds to assist neighborhoods impacted by foreclosure. These funds include $39 million
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for the Arizona Department of Housing to address foreclosure issues in impacted areas,
including rural communities.
State and Local Funding
State, local, and tribal governments also support a number of programs that address
housing needs. The Tucson Housing Trust Fund, for example, helps eligible homebuyers
with down payments, and recoups the grant upon resale to replenish the trust. There are
similar housing trust funds at all levels of local and state government. There are also a
number of tribal support programs. One problem, especially in rural areas, is a lack of
resources. One goal may be to expand these programs in time, scope, and funding.
Housing assistance is not the exclusive province of government. A number of non-profit
organizations offer various types of housing assistance programs, primarily to special
needs populations. These non-profit organizations have demonstrated that partnerships
can and do work in helping to provide affordable housing.
There are also public-private partnership models that offer various types of housing
assistance. Some programs help renters save money for down payments or provide
general home-purchasing education.
Private Funding
Innovative private-sector programs also assist in meeting Arizona’s housing needs.
Community Land Trusts have the potential to be effective during growth periods by
placing families into homes under an
arrangement whereby the Land Trust
Community Land Trusts have
owns the land, and the participants own
the improvements. The Trust assists in
the potential to be effective
bringing the home up to code, and
during growth periods by
provides education assistance to its
placing families into homes
participants regarding first-time home
under an arrangement whereby
ownership and maintenance.

the Land Trust owns the land,
and the participants own the
improvements.

There are some employer-assisted
housing programs, either in existence or
under consideration. The University of
Arizona, for instance, owns property
outside of its expansion boundaries and is
looking into providing housing for entry-level faculty and staff to avoid having to make
them “drive ’til they qualify.” Employer-assisted housing should be encouraged through
tax credits and other means.
Suggested Improvements and New Programs
Although not exhaustive, the following list of suggested new programs and
improvements to current programs could help Arizona to meet housing needs in the 21st
century:
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1.

Promote non-profit programs that provide housing education and funding to support
home ownership.

2.

Expand funding, promotion, and continued evolution of HUD assistance programs,
which provide significant capital subsidies for home ownership and rental
assistance.

3.

Expand gap financing and transitional housing for certain individuals such as
domestic violence victims.

4.

Provide more pre- and post-home ownership education, especially to avoid the risks
posed by predatory lenders.

5.

Provide transportation and other services to allow special-need users to remain in
non-profit, state, and federal housing programs.

6.

Improve support programs that are provided along with housing subsidies or rental
assistance.

7.

Examine the criteria for private and public programs to relax or revise regulations
related to occupancy requirements so funding can be spent over several fiscal years
and to allow more people to qualify for housing funding and assistance.

8.

Work together to identify and secure dedicated funding sources for our state and
local housing trust funds because they provide flexible funding for many of the
programs listed above.

9.

Overcome the stigma associated with certain programs (e.g., by improving effective
asset property management) and provide advocates for other programs to ensure
they get adequate funding to provide housing services to those in need.

10.

Establish a philanthropic social venture capital pool to provide low interest rate
funds to non-profits and their homeowner clients.

11.

Adopt an affordable housing index that takes into account principal, interest, taxes,
insurance, homeowners association fees, reasonable maintenance and repair
reserves, transportation, utilities, and information costs.

12.

Encourage the provision of infrastructure funds to improve neighborhoods that do
incorporate affordable housing and thereby change the NIMBY (Not In My
Backyard) phenomenon to YIMBY (Yes In My Backyard).

Working Together More Effectively to Solve Diverse Housing Issues
Arizona’s governing bodies, private industries, non-profits and other organizations must
work together better to solve Arizona’s housing issues. A variety of strategies should be
implemented to improve collaboration.
Collaborative efforts that have been effective include Arizona Town Hall and local
housing trust programs (which include the public and private sectors). Jointly, these
efforts provide research and advocacy tools to foster connections, educate people about
the significance of our housing problems, persuade donors to provide funding, and design
16
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programs and solutions. Regional planning has been effective in solving transportation
problems and in addressing the needs of the homeless.
Governments and non-profit organizations need more effective coordination with private
industry. At a minimum, they need to communicate more effectively with private-sector
partners about affordable housing needs and seek their support and assistance. In
addition, private-sector participation on local boards should be encouraged.
Cooperation among governments and nonprofits has been good in some respects,
There should be more
although adequate funding sometimes is
collaboration among nonlacking. However, non-profits must
engage the public and private sectors in
profits, which often compete
good and bad times. There should be more
with one another for dollars
collaboration among non-profits, which
and visibility.
often compete with one another for dollars
and visibility. Partnerships that leverage
the use of available resources and promote
sharing of resources should be encouraged. The housing needs of Arizona veterans
should be addressed in conjunction with the Veteran’s Administration. Diversion
programs in local jails should offer to provide affordable housing using existing housing
inventory.
Private developers sometimes work with municipalities, but that interaction is not always
consistent. Local town councils, concerned about the NIMBY effect, can present
obstacles to the development of affordable housing projects that would serve the needs of
local residents.
Sufficient collaboration between Native American tribal governments and state and local
governments is lacking. Native American communities are a significant part of
Arizona’s population, and they face a number of barriers to effective housing solutions.
For example, complex housing regulations that are not written with the needs of tribal
communities in mind may deter the development of affordable housing on tribal lands.
Rural communities face similar problems. More innovative and collaborative thinking is
necessary to overcome these barriers.

An Internet-based project
that would allow nonexperts to access expert
information would be a
helpful resource.

Policymakers and other key decision makers
should thoroughly understand housing issues.
The development of comprehensive solutions
to the housing problem will require local and
statewide expertise at a variety of levels,
including staff, board members, and
government representatives. An Internetbased project that would allow non-experts to
access expert information would be a helpful
resource.
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Forums are needed to facilitate discussion about housing issues among local
governments, businesses, and non-profits. It is important to include private businesses,
especially large employers, developers, and builders, in such discussions.
Government Regulations and Processes
Zoning is one of the most important issues that the private and public sectors must
address jointly. Some zoning authorities have required or encouraged developers to
include affordable housing in the mix of new development.

Developers and
municipalities should
develop and coordinate
new procedures to expedite
the development of more
affordable housing.
Permitting and inspection
processes should be
simplified and streamlined.

Developers and municipalities should develop
and coordinate new procedures to expedite
the development of more affordable housing.
Permitting and inspection processes should be
simplified and streamlined for affordable
housing. The use of electronic seals and
electronic plan submissions by building
professionals should be encouraged. Local
government should help, not hinder, in the
development and financing of infrastructure
for affordable housing projects. Private utility
providers, municipalities, and developers
should work to reduce energy costs and also
should examine the use of energy credits and
long-term energy cost to homeowners.

Permits, incentives, fees, and waivers should be structured to encourage developments
that use green building techniques and sustainable practices. A percentage of permit fees
could be diverted into housing trust funds to support affordable housing. Point-of-sale
contributions on subsequent sale of units revitalized with city funding could also go to
housing trust funds.
The Arizona Legislature should more effectively engage in housing issues, and should
consider authorizing local government to exempt affordable housing projects from impact
fees.
Recognizing the True Costs of Housing
Housing prices do not reflect the true cost of housing, either to the consumer or to the
community at large, and the current financial crisis provides an excellent opportunity to
reevaluate and redefine the true costs. The housing market has done a good job of
capturing the actual bricks and mortar costs of constructing a home. But home ownership
entails other costs, paid monthly or annually after the purchase is completed, that must be
taken into account when determining whether a prospective purchaser actually can afford
a home. When taking into account the true cost of housing, many indirect and external
costs should be included, such as regulatory costs and costs to the developer, public,
environment, maintenance costs, and family time.
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The notion of an Affordability Index is one way to calculate what it truly costs to own a
home, taking into account factors other than the purchase price of the house itself.
Factors that must be considered include: routine maintenance and upkeep, utilities,
financing, property and other taxes, depreciation (which results in costs to replace worn
out or obsolete housing components), transportation costs and homeowner association
costs, if applicable. Some frequently unrecognized monthly costs include cell phone,
Internet, and cable bills.
Public education programs should address the realities of home ownership and renting—
including the concept that home ownership involves more than just paying your
mortgage—to help prevent people from overextending themselves. This includes
education about food, gas, and expense budgets, saving for repairs, and more general
money management issues. These programs should include an emphasis on basic
responsibility in recognizing needs and capabilities.
Public Benefits and Costs
Housing provides both private and public benefits. Is housing a basic human right and a
public responsibility, or a privilege and a purely individual responsibility? The public is
responsible to assure some basic level of
housing, which benefits the community. The
The difficult question is:
difficult question is: How much should each
How much should each of us,
of us, as the public, bear for the cost of
as the public, bear for the
housing others?

cost of housing others?

Some costs associated with housing are
shared with others, and therefore borne by
the community to a greater or lesser extent. For example, communities bear much of the
cost of constructing, operating, and maintaining infrastructure, including transportation.
Negative transportation impacts, such as pollution, gridlock, and contribution to global
warming, are borne by the community. Urban sprawl, especially in respect to
transportation costs, has increased the true costs of housing well beyond the actual price
of a house. The costs of schools, water, and environmental impacts likewise have not
been represented. Homes prices, especially those on the outskirts of metropolitan areas,
should reflect the need for transit centers, increased roads, and the other costs incurred by
the broader community. Social costs of housing and the availability of services not
planned for previously will be borne by the community as a whole.
Other Cost Considerations
To evaluate which costs should be borne by whom, the effects of consumer choices on
the true cost of housing must be taken into account. Identifying where private choices
result in costs above the baseline will help us determine who should pay for certain costs.
Community decisions also may increase the true cost of housing. For example,
complying with regulations also increases the cost of housing.
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The working poor contribute to the fabric of our society, but they are unable to pay the
true cost of their housing. The income earned by two people on minimum wage is not
sufficient to pay housing, food, and transportation costs. When the minimum wage does
not provide a living wage, society must address that disparity.

Arizona should consider
whether current “indirect
subsidies” are properly
targeted or should be
redirected in other ways to
provide for the community
good.

It is generally acknowledged that providing
affordable housing to low- to moderateincome families will not be accomplished
without some form of subsidy. The true cost
of housing for persons who can afford to pay
is subsidized through the mortgage interest
deduction, limits on residential property
taxes, and publicly funded infrastructure
extensions. Arizona should consider whether
current “indirect subsidies” are properly
targeted or should be redirected in other ways
to provide for the community good.

Some measures, if adopted, might reduce the true cost of housing. Regional growth
management plans may promote efficiency and help to take public costs into account.
The development of more energy efficient and environmentally conscious communities
(such as walkable subdivisions) may reduce long-term social costs. Communities could
develop incentive programs, such as historic preservation tax credits, for developers who
provide community benefits. This can be facilitated by zoning. Communities also can
leverage the use of lands acquired for public purposes, such as light-rail use.
Public Policies, Private Market Forces, and Affordability
Arizona’s private and public sectors have not done a good job of supporting optimal
development of affordable housing. Significant numbers of people reside in substandard
housing. The housing needs of several segments of the population, including sex
offenders and ex-felons, are not being met. The private sector is best suited to meet the
needs of individuals, not the needs of society as a whole.
The need for affordable housing is a community concern, and the solutions should be
shared by the community. Arizona’s goal should be that all of its residents have safe,
sanitary, and affordable housing. To the greatest extent possible, public policy should be
used: (1) to remove barriers to affordable housing; and (2) to find broad-based, dedicated
funding sources for community housing trust funds and other programs that provide
affordable housing.
It also must be acknowledged that wages and housing are inextricably intertwined. Better
jobs with a living wage, and better wages for what are often considered lesser jobs, are
essential to building a workforce that is valued for its skill and therefore able to afford
decent housing. As consumers, we have a personal responsibility for spending wisely,
and we must be willing to pay for the true costs of our choices.
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There are a number of barriers to the optimal development of affordable housing. Local
governments, the private sector, and non-profits should work together to increase speedto-market solutions that offer additional market choices and encourage optimal
development. In some communities, the lack of city-owned land, otherwise affordable
land, and land that could be redeveloped means there are limited options to promote
needed change, even where public market forces and public policies work in concert.
Policy changes can be made to support the optimal development of housing. These
include: relaxed zoning or bonding for affordable housing projects, better planning and
growth management policies, regional coordination of planning processes to incorporate
designs for sustainable communities, and incentives for the development of energy
efficient housing. In addition, planning and zoning regulations should be modified as
needed to encourage greater density, transit-oriented developments, walkable
communities, innovative parking options, and better transportation options.
Some policy changes will require enabling
legislation, including tax incentives, tax
increment financing, legislation to cap interest
Planning and zoning
rates for qualified low-income homebuyers,
regulations should be
new funding mechanisms for affordable
modified as needed to
housing development, and clarification of the
encourage greater density,
legal authority for communities to adopt
transit-oriented
inclusionary zoning. Other policies can be
changed without legislation, including the use
developments, walkable
of development agreements. Housing trust
communities, innovative
funds and point-of-sale contributions also
parking options, and better
should be promoted as potential solutions.
transportation options.
There are isolated tracts of state land that
could be used for affordable housing, but
there currently is no program for using those
lands for that purpose. State Trust Land reform also could provide an opportunity for
affordable housing and other housing planning. The ability to effectively use publicly
owned land, such as Arizona Department of Transportation excess land, through
acquisition or swapping, must be expanded.
Balancing competing interests, such as the values of a free-market economy and the
needs of social justice, or the needs of the individual against the interests of society as a
whole, is difficult and controversial. Funds are needed to assist the efforts of local
municipalities to promote optimal housing development, but how to raise those funds
often is controversial. Crafting solutions will require a comprehensive vision of the types
of communities in which we want to live, and will require effective and persistent
leadership.
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ESTABLISHING PRIORITIES, TAKING ACTION, AND FUNDING
It is clear that there is no quick or simple fix for Arizona’s housing problems, and no
single approach will address all problems. If Arizona is to effectively address current and
future housing issues, we must become
informed about existing needs and
programs, identify the gaps to be filled, and
Housing is a basic human
then develop a plan to fill them. This
right and ensuring that
process can be aided by the development of
housing is available for all
a vision or mission statement. Housing is a
basic human right and ensuring that housing
is the shared responsibility
is available for all is the shared
of us all; when people are
responsibility of us all; when people are not
not housed, there is public
housed, there is a public cost in other
cost in other systems of care
systems of care such as health care,
such as health care,
corrections, and social services.

corrections, and social
services.

State, regional, local, and tribal leaders, as
well as leaders in the private sector should
participate in the process of developing a
comprehensive state housing plan.

Arizona’s plan should provide for coordination and sharing of resources. Once the plan
is approved, it must be followed and funded.
Public and private partnerships will be necessary to make this happen. These
partnerships should include state and local governments, non-profits, tribal communities,
and private entities. Some existing partnerships can be harnessed in this broader
leadership and implementation effort. The Governor’s office and the Legislature should
expand the Arizona Housing Commission with geographical representation to provide the
necessary oversight and facilitate the development of affordable housing in Arizona. The
Governor’s Commission should provide policy direction, and the Department of Housing
should provide the staffing for the Governor’s Commission and be responsible for the
implementation of policies. It is important that rural and tribal communities be
represented on the Commission, and the interests of those communities should be
protected in this process.
Under the umbrella of the Governor’s Commission, the efforts of many interested
stakeholders should be engaged and coordinated. State, regional, and local transportation
bodies should develop a coordinated network and work together to become part of the
affordable housing solution. The Department of Commerce and local organizations
should be involved in economic development and job creation activities that will improve
housing affordability through the creation of higher paying jobs. Associations such as the
Arizona League of Cities and Towns, cities, counties, and non-profit advocacy groups, as
well as the real estate and business community and Chambers of Commerce, also must be
involved.

22

Report of Findings and Recommendations

The recommendations of the Arizona Town Hall should be forwarded to the Governor,
with the request that she forward them to the state Housing Commission and empower
that commission to plan for, publish, and implement these recommendations, and
establish a report card to measure the progress.
Arizona’s comprehensive housing plan should include the following elements, and
should be implemented and advanced by the following stakeholders:
1.

Implement a Public Education and Public Relations Campaign.

To address Arizona’s housing issues effectively we need to increase public awareness
about housing issues. The public and stakeholders at all levels, including minority
groups, must become informed about the nature and extent of the housing needs,
Arizona’s housing goals, and the plan for meeting these needs and achieving these goals.
The public and stakeholders must become engaged, so that over time, opinions and biases
that have posed as barriers to affordable housing and programs that meet the needs of
special and varied populations are changed. Informing the public about the benefits of
density, height-restriction waivers, and sustainable development should lead to greater
acceptance of these measures. Local governments in conjunction with the private sector,
either on their own or in collaboration with the upcoming Arizona Department of
Housing Clearinghouse, should develop best-practice models to illustrate the “look and
feel” as well as the benefits of affordable housing concepts that would “fit in” to the
character of each individual community. These models would be used during the public
process to gain public support.
Housing consumers and policymakers should
become better informed about the true costs of
Arizona should adopt a
renting and home ownership. To that end, as a
matter of policy, Arizona should adopt a
Housing Affordability
Housing Affordability Index to make
Index to make consumers
consumers aware of all costs applicable to
aware of all costs
renting and home ownership. This Index
applicable to renting and
should include all costs and expenses
home ownership.
associated with home ownership or rental,
including principal, interest, taxes, insurance,
homeowners association fees, reasonable
maintenance and repair reserves, transportation, utilities, and information costs (such as
monthly bills for cable, Internet, and cell phones). This should become a widely-used
standard for affordability. The mortgage community must adopt these standards as part
of their underwriting criteria.
Stakeholders and other parties-in-interest should be informed about how best to take
advantage of various federal funding programs and other resources. All communities
should be enabled to make use of local housing trust funds, and dedicated revenue
sources should be both identified and funded.
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Stakeholders should create a well-defined media strategy and carry it forward to the
media so the media can educate the public and make them aware of the seriousness of the
foreclosure problem, and promote awareness of how affordable housing can help
everyone. This media attention can create public pressure to help solve the problem. The
media focus should target editorial boards and other strategic media, and should focus on
English and Spanish channels.
Arizona’s universities also should be involved in this educational campaign. The
Arizona Department of Education, schools, and community colleges, in collaboration
with non-profits and the financial sector of the community, also should be involved in
this education and public relations effort. Immediate action should be taken to educate
the general population on the full cost of housing, which includes transportation, energy,
upkeep, and mortgage costs.
2.

Provide Financial Literacy Education.

Individual consumers must become better informed about the issues that affect their
ability to afford housing, so that they can make better decisions and are better equipped to
prevent personal credit crisis, potential foreclosures, evictions, and other economic
consequences that may arise from their housing-related decisions. Financial literacy
classes should be made available to all
prospective homebuyers. Consumers also
Financial literacy classes
should be informed about programs and other
should be made available
tools available to help them avoid foreclosure
to all prospective
and eviction. Government should work with
lenders to require education and counseling
homebuyers.
before a prospective buyer can purchase a home.
The Arizona Department of Education (State Board of Education) should be
requested to include financial literacy as part of the core curriculum of K-12 schools.
Stakeholders, including banks, other lending institutions, title companies, businesses who
benefit from these transactions, and non-profits, should be encouraged to create and
supplement these financial literacy programs. Private non-profit organizations should be
encouraged to provide financial literacy programs.
3.

Think Globally, Act Locally.

Many of the barriers to effective housing policy stem from local laws and regulations,
and much of the work that must be done to provide more affordable housing must occur
at the local level. For example, local land-use and zoning codes should be modified to
remove barriers to affordable housing. Local governments should promote a mix of
housing, including affordable units, and provide transportation infrastructure. Further,
they should encourage mixed-use, higher-density projects; flexible design standards; and
diversity of housing product. The zoning decision-making process should be
streamlined. Municipal general and county comprehensive plans should be regularly
reviewed at least per state law and updated more frequently as necessary to reflect
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changing community needs. Municipalities also should develop plans to equitably fund
infrastructure development in conjunction with policies that promote affordable housing.
Local housing decisions have
regional impacts, and local
State and local governments
communities should consider the
should provide incentives for
impacts of their decisions and
housing that is environmentally
policies on the state as a whole.
These policies should take into
responsible and sustainable.
account water, energy, transportation,
and infrastructure issues. State and
local governments should provide incentives for housing that is environmentally
responsible and sustainable. Green development should take into consideration and
properly incentivize development practices with the least radical impact to natural
landscape and habitat and should promote utilizing more environmentally conscious
building materials, floorplans, and technologies.
Although the state should take the lead in coordinating and implementing Arizona’s
housing plan, the support and leadership of local communities will be essential. It will be
important to the success of the plan that it be flexible enough to meet the different needs
and take advantage of the resources of various local communities. What works in one
city might or might not work in another. A local focus also will allow communities to
rapidly incorporate cutting edge programs and techniques that have worked in others.
4.

Urge the Arizona Legislature to Take Action.

The Legislature must form
a bipartisan committee to
hold hearings on the
housing collapse and
consider legislation
consistent with the
recommendations of the
93rd Arizona Town Hall.

The Arizona Legislature must be more engaged
in housing issues, considering the collapse of
the housing market and its impact on the
overall Arizona economy and the tax base used
to finance state and local government. The
Legislature must form a bipartisan committee
to hold hearings on the housing collapse and
consider legislation consistent with the
recommendations of the 93rd Arizona Town
Hall. Town Hall recommends that a number of
changes be made to state law to facilitate the
implementation of the comprehensive state
housing plan and appropriate housing policies.

Arizona should establish a state-wide, uniform system of tax assessments for affordable
housing. The Legislature should provide authorization to allow individual communities
to adopt affordable housing strategies to meet local conditions and needs, including
authorization to create municipal and county housing trust funds, inclusionary housing
policies, community land trusts, and waiver of impact fees for affordable housing.
Arizona should authorize the use of tax increment financing, tax credits, and bonding
authority to finance the development of affordable housing. The laws governing state
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trust lands should be amended to permit scattered parcel acquisitions and to facilitate land
exchanges. Proposition 207 has had the effect of deterring municipalities and counties
from changing zoning ordinances in order to increase flexibility and remove barriers to
affordable housing, and it should be re-examined and modified as necessary.
Legislation also is needed to address the current financial crisis. A forbearance period
should be established to delay foreclosures by an additional 60-90 days. In addition, the
law must be changed to provide additional notice to tenants of pending foreclosure of
properties occupied by them. Responsibility of giving notice should come from both
borrower and lender. Government entities also should be authorized to purchase and
convert foreclosed properties to “deed restricted” affordable housing.
A political action team should be formed to push this legislative agenda; to work with
legislators to open a legislative file between Nov. 15, 2008, and Jan. 15, 2009; and to
work with local elected officials. This legislative agenda should be pursued annually in
subsequent Arizona State Legislative sessions. Affordable housing advocates should
identify and collaborate with all interested housing groups to advocate these legislative
priorities.
5.

Provide Incentives for Desired Development.

Public policies at the state and local level should incorporate incentives that encourage
the development of affordable housing, mixed-income and mixed-use, or remove barriers
to its development. For example, incentives such as waivers of permit and impact fees,
or expedited zoning and permitting, should
be used to encourage higher densities. Local
Public policies at the state
governments should incentivize participating
neighborhoods’ acceptance of affordable
and local level should
housing, special needs residents, and
incorporate incentives that
increased density by providing improvements
encourage the development
to address deficient infrastructure in those
of affordable housing,
neighborhoods. The state should consider
mixed-income and mixedimplementation of a tax credit program to
encourage investments in affordable housing,
use, or remove barriers to
including but not limited to credits for
its development.
employers who provide employer-assisted
housing programs. Zoning ordinances should
encourage developers to include affordable
housing in the mix of new development. Municipalities and counties, especially those
with complex land-use regulatory systems, should appoint an ombudsman on staff to help
facilitate and expedite projects that include affordable housing. Incentives for desired
development should include responsible resource planning such as sustainable water use,
and encourage use of alternative water and energy sources as well as recycled and
recyclable building materials.
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6.

Implement Robust Economic Development Strategies.

Government at all levels should implement robust economic development strategies
designed to encourage the type of economic development that provides well-paying jobs
that last a long time, and help to create industries that support optimal housing in
Arizona. Such efforts should include job-training programs as well as incentives that
attract new and more diverse industries to Arizona. This effort should be implemented
by state and local economic development organizations and local elected bodies.
7.

Adopt Needed Housing Finance Regulations.

The current national financial crisis has highlighted the need for additional regulation of
various segments of the financial and real estate industries. The mortgage market,
including the secondary market, should be more heavily regulated, and should include a
requirement to utilize the Housing Affordability Index to determine realistic affordability
and purchaser eligibility for loans. The mortgage industry should be subject to an
expressly stated fiduciary duty to borrowers. Lenders should be required to return to
sound underwriting standards, in which the focus was on whether an individual really
could afford the cost of a home on a sustained basis. A portion of mortgage broker
licensing fees could be dedicated to support affordable housing programs.
These efforts should engage the affected real estate-related industries to ensure mortgage
lenders are educated, audited, and in compliance. The Arizona Department of Financial
Institutions, the Arizona Department of Housing, and the Arizona Attorney General all
should have a role in this effort.
8.

Demonstrate Effective Leadership.

Arizona needs sustained, vigorous, and effective leadership on all of these issues, from
government, business, and all community stakeholders. We also need a cadre of experts
and increased public and private staffing to make all of these reforms possible. The
Governor’s Housing Commission needs to review and make recommendations for state
and private educational institutions to expand offerings, expertise, and training to help
address this need.
9.

Protect, Pursue, and Secure Needed Funding.

Adequate funding will be essential to the implementation of Arizona’s comprehensive
housing plan. This funding could come from an array of sources, some private, some
public. Each has advantages and disadvantages. Some funding comes with strings
attached. Some funding may have unintended consequences, or may only be effective in
the short term. Accordingly, proposed new funding sources should be scrutinized very
carefully. As a general operating principle, housing advocates should take advantage of
all funding from whatever source. Much of the available funding for housing programs
comes from the federal government. Arizona should actively involve the members of its
Congressional delegation to assure that Arizona receives its fair share of federal funding.

27

Report of Findings and Recommendations

If Arizona is to adequately support
affordable housing programs, it must
The State Housing Trust Fund
protect funding sources against
should be maintained at
reallocation during times of financial
current levels and protected
shortfall. In particular, the State Housing
against depletion by the
Trust Fund should be maintained at
Legislature in its pursuit of a
current levels and protected against
depletion by the Legislature in its pursuit
fix for the state’s current
of a fix for the state’s current budget
budget shortfall.
shortfall. Arizona also should encourage
and enable the development of other local
housing trust funds. Local housing trust
funds will need a dedicated funding source of substantial magnitude. The Governor
should assist in these efforts.
As noted earlier, existing programs do not meet existing needs. The Governor,
legislators, and the League of Cities and Towns should jointly lobby Congress for
expansion of the Section 8 voucher program, increases in rental subsidies, and expansion
of the low-income housing energy assistance program. Federal resources should be
distributed in a manner that reflects the current needs, weather, and growth patterns in the
Southwest.
In addition to the preservation and possible expansion of existing funding mechanisms
that support affordable housing development, the Town Hall suggests that the following
financing mechanisms be considered for development.
Public Financing Tools
•

Authorize Tax Increment Financing.

•

Develop new property tax incentives and abatement policies for covenanted
affordable housing development.

•

Develop voluntary fees and contributions to support affordable housing (such as
license plates fees and Affordable Housing Home plates).

•

Dedicate sales taxes in support of the affordable housing initiatives reflected in the
report.

•

Offer tax credits to incentivize affordable housing development.

•

Offer additional state tax deductions for philanthropy devoted to affordable
housing.

Private Tools
•

Encourage philanthropic contributions to support affordable housing.
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•

Develop a private capital pool that would provide “advantaged financing” for
affordable housing development.

•

Promote community land trusts.

Conclusion
A diverse group of people from around Arizona came together to build this beginning
point for supporting, improving, and ensuring continued quality of life through housing
in Arizona. The 93rd Arizona Town Hall recommends that immediate steps be taken to
advance this agenda.
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Town Hall Participants
TOWN HALL PRESENTING SPONSORS

BANK OF AMERICA

THE NAVAJO NATION

TOWN HALL ASSOCIATE SPONSORS
THE VIRGINIA G. PIPER CHARITABLE TRUST
ARIZONA COMMUNITY FOUNDATION
LOCAL INITIATIVES SUPPORT CORPORATION
THE GADSDEN COMPANY
ST. LUKE’S HEALTH INITIATIVES
REPORT COMMITTEE

Mary Grier, Attorney, City of Phoenix—Report Chair
Todd Adkins, Attorney, Jennings Strouss & Salmon, PLC, Phoenix
Gregory W. Falls, Attorney, Mohr, Hackett, Pederson, Blakley & Randolph, Phoenix
Timothy M. Medcoff, Attorney, Farhang & Medcoff, Tucson
Michael C. Nelson, Attorney, Phoenix
William Voit, Law Clerk, The Honorable G. Murray Snow, United States District Court, District
of Arizona, Phoenix
PANEL CHAIRS

Scott Chesney, Economic Development Director, City of El Mirage
Bruce L. Dusenberry, President, Horizon Moving Systems; Attorney, Tucson
James Holway, Professor of Practice, Civil and Environmental Engineering and School of
Sustainability, Arizona State University, Tempe
J. Scott Rhodes, Attorney; Jennings, Strouss & Salmon, PLC, Phoenix
Linda Thor, President, Rio Salado College, Tempe

PLENARY SESSION PRESIDING CHAIRMAN
James R. Condo, Board Chair, Arizona Town Hall; Attorney, Snell & Wilmer, LLP, Phoenix
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TOWN HALL SPEAKERS
The Honorable Janet Napolitano (by video), Governor of Arizona, Phoenix
Scott Bernstein, President, Center for Neighborhood Technology (CNT), Chicago, IL
Kil Huh, Project Director, Pew Center on the States, Washington, D.C.
TOWN HALL RESOURCE CONSULTANTS
Marilyn Robinson, Associate Director, The Drachman Institute, University of Arizona, Tucson

LIST OF PARTICIPANTS
Jim Adair, Vice President, Home Building, Suncor Development, Tempe
Larry D. Adams, General Contractor, Pueblo Construction, Inc., Bullhead City
Rob Adams, Mayor, City of Sedona
Sherry Ahrentzen, Associate Director of Research, Arizona State University, Phoenix
Jacky Alling, Vice President of Programs, Arizona Community Foundation, Phoenix
Gary Bachman, Pima County Community Development and Neighborhood Conservation Department,
Tucson

Maria Baier, City Council Member, Phoenix
Angela Baurley, Managing Partner and Founder, Affinity Financial Group; Board President,
Habitat for Humanity, Tucson
Teresa Bommarito, Downtown Planner, City of Tucson
George W. Britton, Retired City Manager, Modesto, CA
Debbie Broermann, Grants Management Director, HUD Southwest Office of Native American
Programs, Phoenix
Scott Brown, Managing Partner, Western Housing Solutions, Tucson
Saundra Bryn, Owner, Desert’s Edge RV Village, Phoenix
Nicholas Burr, Student, Mesa Community College, Phoenix
Valjean Calnimptewa, Assistant Director, Salt River Pima Maricopa Indian Community –
Housing Division, Scottsdale
Arlan Colton, Planning Director, Pima County Development Services, Tucson
Joe Contadino, Developer, Universal Homes, Phoenix
Kurt Creager, Executive Director, Arizoan State University Stardust Center for Affordable
Homes & the Family, Phoenix
Judith A. Crider, Executive Director, Leaders in Nonpartisan Knowledge-based Solutions
(LINKS), Paradise Valley
Imelda Cuyugan, Assistant Vice Chancellor, Pima Community College, Tucson
Donald F. Daughton, Ret. Judge, Maricopa County Superior Court, Phoenix
Eric Descheenie, Legislative Staff Assistant, Navajo Nation - Office of the Speaker, Window Rock
Diana Yazzie Devine, Chief Executive Officer, Native American Connections, Phoenix
Joe Dickinson, Geographic Information Specialist, Environmental Planning Group, Phoenix
Kim Dorney, Director, Housing Department, City of Phoenix
William J. Ekstrom, Mohave County Attorney, Kingman
John Escher, Attorney; Shareholder, Waterfall, Economidis, Caldwell, Hanshaw & Villamana
PC, Tucson
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Christopher Esteen, Student, Estrella Mountain Community College, Buckeye
James Feltham, Chief Executive Officer, Family Housing Resources, Inc., Phoenix
Terry E. Fenzl, Attorney; Chief of Staff, Arizona Attorney General’s Office, Phoenix
Rebecca Flanagan, Field Office Director, U.S. Department of Housing and Urban
Development, Scottsdale
Jon Frank, Attorney, Snell & Wilmer, LLP, Phoenix
Charles Freer, Public Programs Coordinator, Public Affairs, Maricopa Community Colleges,
Mesa
Rich Gaar, Executive Director, SouthEastern Arizona Government Organization, Bisbee
Patricia Garcia-Duarte, Executive Director, Neighborhood Housing Service of Arizona,
Phoenix
Richard Geasland, Executive Director, Tumbleweed Center for Youth Development, Phoenix
Aaron Golub, Assistant Professor, School of Sustainability, Arizona State University, Tempe
Estelle Spaid Griffith, Retired, Tucson
Paul Harris, Program Officer, Local Initiatives Support Corporation, Phoenix
Sheila Harris, Senior Vice President of Development, Molera Alvarez Group, Phoenix
Jan Hatmaker, Principal Planner, Planning Department, City of Phoenix
Joann Hauger, Executive Director, Community Housing Resources of Arizona, Phoenix
William S. Hawgood, Attorney; Dir., Quarles & Brady LLP; Former Chair, Arizona Town Hall,
Phoenix
Suzanne B. Hodges, Attorney, Community Partnership for Southern Arizona, Tucson
Ed Honea, Mayor, Town of Marana
Todd Hornback, Town Manager, Verrado, DMB Associates, Inc, Buckeye
Mac Hudson, Council Aide, Council Member Regina Romero, Tucson
Roger Hughes, Executive Director, St. Luke’s Health Initiatives
Kim Humphrey, Senior Key Account Manager, PowerWise Homes, Salt River Project, Phoenix
Robert F. Ingold, President & Owner, Sun River Investment Properties, LLC, Yuma
Jo Jorgenson, Dean of Instruction, Teaching & Learning, Rio Salado College, Tempe
Fred Karnas, Director, Arizona Department of Housing, Phoenix
Jeffrey L. Kastner, Managing Attorney, Housing Unit, Community Legal Services, Phoenix
Mary Lynn Kasunic, President & Chief Executive Officer, Area Agency on Aging-Region One,
Phoenix
Angelica Kekic, Student, Glendale Community College, Sun City
Allison Kennedy, Research Assistant, The Drachman Institute, University of Arizona, Tucson
Heidi Kimball, Vice President, Sunbelt Holdings, Scottsdale
Leonard J. Kirschner, President, AARP Arizona, Litchfield Park
Jules Ko, Student, Gateway Community College, Phoenix
George O. Krauja, Attorney, Fennemore Craig, PC, Tucson
Martina Kuehl, Consultant, Kuehl Enterprises, LLC
Anna Lisa Lopez, Student, Phoenix College, Phoenix
Elizabeth Lubbering, Assistant Controller, Pioneer Equipment Inc.; Independent Beauty
Consultant, Mary Kay Cosmetics, Chandler
Kellie Manthe, Senior Vice President, Market Development Manager, Bank of America,
Phoenix
Robert Marroquin, Student, Arizona State University, Tempe
Gregory L. Mast, Attorney, Mast Law firm, P.C., Phoenix
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Jayson Matthews, Management Assistant, Tempe Community Council, Tempe
Michael McDonald, Executive Director, Habitat for Humanity, Tucson
Cherie McGlynn, Community Volunteer, Casa Grande
Francis McHugh, Executive Director, Public Housing Department, City of Winslow
Guy Mikkelsen, President & Chief Executive Officer, Foundation for Senior Living, Phoenix
David Mitchell, State Director, American Association of Retired Persons (AARP), Phoenix
Dennis E. Mitchem, Director, Corporate Relations, Northern Arizona University, Phoenix
Sandy Moriarty, Sedona Housing Commission, City of Sedona
Walter Morlock, Director, Community Outreach, Urban Land Institute, Phoenix
Timothy R. Mullan, Central Corridor Realtor; Publisher, Realty Executives, Phoenix
Darlene Newsom, Chief Executive Officer, UMOM New Day Centers, Phoenix
Emily Nottingham, Director, Community Services Department, City of Tucson
Margaret Nyberg, Vice Mayor; City Council Member, Lake Havasu City
Mike Padgett, Freelance Writer; News Blogger, Scottsdale
Janice Parker, Executive Director, Save the Family Foundation of Arizona, Tempe
James L. Parsons, Ret. Physician, Desert Medical Group, Ltd.; Past Pres., Pima Co. Medical
Soc., Tucson
Corky Poster, Director, The Drachman Institute, University of Arizona, Tucson
Al Preciado, Senior Vice President, Precision Title Agency; Broker, Precision Real Estate,
Glendale
Kathleen Rakoci, Chief Executive Officer, Russell AC, Inc., Phoenix
Jasmine Rogers, Student, Northern Arizona University, Flagstaff
Casey Rooney, Director, Economic Development, City of Cottonwood/Verde Valley
Elizabeth Roth, Real Estate Agent, Realty Executives, Tempe
Rebecca Lynn Rubenstrunk, Student, Arizona State University, Tempe
Maryanne Schulte, CPA, Lake Havasu City
Al Sengstock, Community Service Manager, Town of Prescott Valley
Duane Sexton, Project Manager, Freeport McMoRan Copper & Gold, Inc., Safford
Jodi Sheahan, Co-Owner, MEB Management Services, Inc., Phoenix
Tom Simplot, City Councilman, Phoenix
Michael Slania, Attorney, Municipal Finance & Counsel to Nonprofits, Russo, Russo & Slania,
PC, Tucson
Priscilla Storm, Vice President, Diamond Ventures, Inc., Tucson
Dan Surber, City Councilman, Sedona
Penny Allee Taylor, Administrator, Corporate & Public Affairs, Southwest Gas Corporation,
Phoenix
Tim Terrill, Senior Vice President, Walton Development and Management, Scottsdale
Deb Thalasitis, Assistant Town Manager, Town of Marana
Lyn Truitt, Mayor, City of Surprise
Kathy Turner, Vice President, Community Initiatives, United Way of Northern Arizona
Richard Underwood, Vice President, Underwood Bros., Inc. d.b.a. AAA Landscape & Arid
Solutions, Tucson
Deanna Villanueva-Saucedo, Community Liaison, Mesa Public Schools, Mesa
Jane Wabnik, Business and Public Issues Consultant, Phoenix
Devan F. Wastchak, Managing Partner, VIVO Business Partners, LLC, Phoenix
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Barbara J. Wayne, Ret. Principal, Palo Verde High Magnet School, Tucson Unified School
Dist.; Education/Prevention/Community Development Consultant, Tucson
Adam Weinstein, Partner, The Gadsden Company, Tucson
Carol West, Community Volunteer; Former City Councilmember (Ward II), Tucson
Jessica Williamson, Housing Planner, City of Sedona
John Windham, Student, Pima Community College, Tucson
Dave Wolf, Community Services Manager, Community & Economic Development Department,
Kingman
Bruce A. Wright, Associate Vice President, Economic Development, University of Arizona,
Tucson
Aneva J. Yazzie, Chief Executive Officer, Navajo Housing Authority, Window Rock
Virginia L. Yrun, Executive Director, Southern Arizona Center Against Sexual Assault, Tucson
Cynthia Zwick, Executive Director, Arizona Community Action Association, Phoenix
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