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IntRodUctIon
In December 2012, The Community 

Foundation for the National Capital 

Region, with generous support 

from The Morris and Gwendolyn 

Cafritz Foundation, commissioned 

the Urban Institute, in partnership 

with the Metropolitan Washington 

Council of Governments, to under-

take a comprehensive study of 

the region’s shelter and housing 

system. The resulting study, Housing 

Security in the Washington Region, 

is the only current and compre-

hensive examination of the entire 

continuum of housing needs—from 

homelessness to homeowner-

ship—in the jurisdictions that make 

up the Washington metropolitan 

region. The study presents a wealth 

of data about income, housing 

availability, and existing gaps 

along the housing continuum. 

Concurrent with the preparation 

and release of the study, a group of 

funders, including The Community 

Foundation for the National Capital 

Region, The Eugene and Agnes 

E. Meyer Foundation, and Naomi 

and Nehemiah Cohen Foundation, 

developed a set of ideas and 

opportunities for philanthropic 

engagement. The guide is intended 

to inform the philanthropic sector’s 

efforts in addressing homeless-

ness and increasing housing 

security throughout our region. 

Just as the study offers a compre-

hensive set of data, this companion 

guide presents a comprehensive 

set of ideas and opportunities for 

the philanthropic community. In 

order for our community to begin 

using these ideas, it is important 

to understand the following:

•	 Because	we	sought	to	be	com-

prehensive, we anticipate that 

many of the ideas may not be 

groundbreaking and new. Many 

will be ideas the community has 

heard and investigated before; 

however, we believe the data in 

the study provide updated context 

for evidence-based planning and 

decision-making, as well as a sense 

of urgency. Just as the study is a 

unique opportunity to consider 

the breadth of our region’s hous-

ing needs and how each end of 

the continuum affects the other, 

these ideas are an opportunity to 

do the same—to consider how 

we are addressing homelessness; 

gaps in affordable housing stock 

and subsidies for low-income 

renters; and gaps and barriers for 

moderate-income homebuyers 

—in the same setting in order to 

make informed decisions about 

how to direct financial, human, 

and leadership resources.  

•	 This	guide	includes	ideas	that	

may already have some trac-

tion in the region—i.e., they may 

have attracted some funding or 

participation by nonprofits or 

leadership—but may still need 

additional development (e.g., fund-

ing, leadership, or organizational 

capacity). It also includes ideas 

that are still being developed. 

•	 The	region’s	funding	commu-

nity is large and diverse. These 

ideas offer potential roles for 

different types of funders that 

support work in the region—from 

individual donors to small family 

foundations to large national and 

international funders; and from 

funders that already support a 

range of homelessness, housing, 

and housing-related efforts (e.g., 

workforce development) to those 

that may currently support areas 

that affect the same population, 

but not the area of homeless-

ness and affordable housing. 

•	 Finally,	these	ideas	are	offered	as	

a first step or the beginnings of a 

conversation in the philanthropic 

community about comprehen-

sive housing needs in the region 

and how the role of philanthropy 

should align with the roles of 

others in addressing this need. We 

anticipate that the conversation to 

follow will continue to refine these 

ideas to reach something that is 

truly representative of the work 

our community needs to do. We 

anticipate that the conversation will 

determine which ideas are appro-

priate for the philanthropic com-

munity to address, as well as when 

and where we need partnership 

and/or leadership from other sec-

tors. We are optimistic that these 

conversations will be both aspira-

tional and entrepreneurial, and we 

anticipate that our conversations 

will ultimately lead to action. 
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HoUsIng stUdY BAckgRoUnd
Stable and affordable housing is 

critical to the overall health of our 

region, and yet there are many 

indicators that our region struggles 

to meet the housing needs of 

existing residents. This will be further 

impacted by anticipated popula-

tion growth and the needs of new 

residents for affordable housing. 

Addressing homelessness and 

housing is critical for funders who 

care about low-income individuals 

and families, and who want to make 

sure those individuals and families 

have the opportunity to prosper as 

the region prospers. Without data 

and coordination, our attempts to 

address these challenges can seem 

like a shot in the dark. While there 

have been numerous reports on the 

state of homelessness and housing at 

the individual jurisdictional level, the 

study and this companion guide fill an 

important gap in the data and discus-

sion to date. The study and Funder’s 

Guide offer a regional perspec-

tive on a challenge that crosses 

jurisdictional borders and provide 

important information that will assist 

us in addressing that challenge. 

The overarching goals of this work 

are to educate the philanthropic 

community and other key stake-

holders about the region’s shelter 

and housing systems, identify best 

practices and opportunities for 

strategic investment, help leverage 

resources, and ultimately increase 

housing security in the region. 

More specifically, the objec-

tives of Housing Security in the 

Washington Region are to:

•	 Identify	the	supply	of	and	demand	

for emergency shelter, transitional 

housing, permanent supportive 

housing, and affordable rental 

and homeownership, both at a 

regional and jurisdictional level;

•	 Identify	how	housing	pat-

terns and policies that address 

needs across the continuum 

vary by local jurisdiction; and

•	 Identify	how	housing	policies	

and programs are funded in the 

Washington region, quantify-

ing the level of support they 

receive from both the public 

and philanthropic sectors.

Photo: Brett VA 
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1 The Washington region, for the purposes of this study, includes: District of Columbia; Montgomery and Prince George’s Counties in Maryland; 
Arlington, Fairfax, Loudoun, and Prince William Counties in Virginia; and the cities of Alexandria, Fairfax, Falls Church, Manassas, and Manassas 
Park in Virginia.

2 Data from the 2014 Point-in-Time Count of the homeless were not available when the analysis for this study was conducted. Findings based on 
2013 data are consistent with conclusions that might be drawn from the 2014 data. The region’s homeless population grew by 399 people, or 3.5 
percent, between the 2013 and 2014 counts. The regional increase was largely attributable to a 13 percent rise in homelessness in the District of 
the Columbia. The 2014 homeless population included a slightly higher share of people in families—49 percent compared to 47 percent in 2013.

HoUsIng stUdY keY FIndIngs
The study, prepared by the Urban 

Institute and the Metropolitan 

Washington Council of Governments 

(COG), examines the entire contin-

uum of housing, including housing 

patterns and policies across the 

jurisdictions that compose the 

Washington metropolitan region.1 

Given the importance of affordable 

housing and the needs in this region, 

the study was commissioned by 

The Community Foundation, with 

generous support from The Morris 

and Gwendolyn Cafritz Foundation, 

to quantify the need for affordable 

housing to inform strategic invest-

ments by the philanthropic sector 

all along the housing continuum. 

the key findings on the 

homeless system include: 

•	 In	January	2013,	11,245	people	

were homeless in the Washington 

region, including 5,944 single 

adults and 5,301 people in families.2 

•	 The	District	of	Columbia	had	more	

homeless people than the other 

seven jurisdictions combined.

•	 Nearly	three	in	four	homeless	

single adults were male, while four 

in five homeless adults in families 

were female (and the major-

ity were single parents). Single 

adult households were made up 

almost entirely of persons age 25 

and older (85 percent), while 72 

percent of all persons in family 

households were children or 

young adults (under age 25).

•	 Thirty-six	percent	of	homeless	

adults in families in the region 

were employed. In Alexan-

dria, Arlington, and Loudoun 

County, more than two-thirds 

of homeless adults in families 

were employed. In the District of 

Columbia and Prince George’s, 

less than one-third of homeless 

adults in families were employed. 

•	 Most	homeless	people	lived	in	

emergency shelters or transitional 

housing. Approximately 11 percent 

(1,259) of the homeless popula-

tion lived on the street—largely 

single adults. With the exception of 

Alexandria, no suburban jurisdic-

tion could meet the immediate 

shelter needs of this group. Even 

if all available shelter beds were 

occupied, the region would still fall 

short of meeting the shelter needs 

of homeless single adults by 467 

beds. One in four homeless per-

sons was chronically homeless; an 

increase in permanent supportive 

housing would reduce homeless-

ness among this population. The 

Washington region would need at 
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3 The 2,219 additional permanent supportive housing beds for single adults and 180 for families are minimum estimates of the need based on 
the 2013 data. Additional beds may be needed to accommodate the recent rise in homelessness, particularly in the District of Columbia, future 
demand, and the typically low turnover rate for occupants of permanent supportive housing.

least 2,219 additional permanent 

supportive housing beds for single 

adults and 180 for families to 

meet the needs of its chronically 

homeless population.3 Almost all 

of the region’s chronically home-

less families were in the District of 

Columbia and Prince George’s. 

•	 Most	homeless	persons	in	families	

and single adults did not need 

permanent supportive housing. 

Rather, many just needed afford-

able rental housing and in some 

cases, additional support such as 

assistance with securing child care, 

health insurance and employment 

to help them hold a lease and 

maintain rent payments over time. 

Increasing the supply of rental 

housing affordable for extremely 

low income households would 

reduce homelessness in the region. 

the key findings on rental 

housing include: 

•	 Although	renter	households	

accounted for only 37 percent of 

all households in the Washington 

region in 2009–11, they made 

up the majority of lower-income 

households, including 58 percent 

of very low-income households 

and 70 percent of extremely 

low-income households. 

•	 Almost	half	of	all	renter	households	

in the region have struggled with 

high housing costs, including more 

than 150,000 households with 

severe housing cost burden (i.e., 

households who pay more than half 

their income on rent and utilities). 

•	 Eighty-six	percent	of	extremely	

low income renter households 

were cost-burdened, paying more 

than 30 percent of their income 

on housing, including 72 percent 

who were severely cost-burdened. 

The most unaffordable rents were 

in Arlington, where 91 percent of 

extremely low income renters were 

cost-burdened. Prince William 

(90 percent), Fairfax and Prince 

George’s (88 percent) followed. 

•	 Extremely	low	income	renters	

faced enormous competition for 

affordable units. Higher-income 

households occupied 40 percent 

of the units that would have been 

affordable to the poorest ten-

ants, producing a regional gap of 

more than 94,000 rental units for 

extremely low income households. 

•	 No	jurisdiction	had	enough	afford-

able and available rental units to 

meet the demand by extremely 

low income households, with 

gaps ranging from 3,500 units 

in Loudoun to 22,100 units in 

the District of Columbia. 

•	 Very	low	and	low	income	house-

holds also faced competition 

for affordable units from higher-

income renters. Forty-six percent 

of units affordable for very low 

income households and 50 percent 

of units affordable for low income 

households were rented by higher-

income households. Consequently, 

77 and 52 percent of very low 

and low income households, 

respectively, were cost-burdened.

•	 Montgomery	and	Fairfax	had	too	

few affordable and available units 

for very low income households. 

The District of Columbia, Prince 

George’s, Prince William and Lou-

doun lacked sufficient numbers of 

units for low income households. 

•	 The	region	had	only	enough	public	

housing units and vouchers to 

serve about one in three extremely 

low income households. The 

District of Columbia was home to 
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nearly half of the region’s HUD-

subsidized units and more than 

one third of the region’s affordable 

units that were funded with low 

income housing tax credits.

the key findings on homeown-

ership include: 

•	 Sixty-three	percent	of	households	

in the Washington region were 

homeowners in 2009–11. However, 

homeownership affordability in the 

region declined between 2000 and 

2011 as housing prices increased by 

32 percent, adjusted for inflation. 

•	 For	low	income	homebuyers,	

the average price was 48 percent 

higher than what they could afford. 

Homeownership was most afford-

able for first-time homebuyers in 

Prince George’s and Prince William 

and was least affordable in the 

District of Columbia, Montgomery, 

Arlington, Alexandria, and Fairfax. 

•	 Almost	one	third	(31	percent)	of	

owner-occupied households in 

the region paid more than 30 

percent of their monthly income 

in housing costs, with cost 

burden rates that ranged from 

88 percent for extremely low 

income households to 10 percent 

for high income households. 

•	 There	were	approximately	1.14	

million homes (owned or for sale) 

in the region, most of which were 

affordable only to middle or high 

income first-time buyers. For low 

income first-time homebuy-

ers, 75 percent of these homes 

would not be affordable without 

assistance. Prince George’s had 

the highest share of affordable 

units relative to its share of the 

region’s homeownership stock, 

followed by Prince William. 

•	 Lower-income	households	in	the	

Washington region faced competi-

tion from higher-income house-

holds for affordable homes. Nearly 

seven in 10 units affordable to very 

low income households and two-

thirds affordable to low income 

households were occupied by 

someone in a higher income cate-

gory. This competition contributed 

to a gap of 56,800 affordable units 

for very low income owner house-

holds and a gap of 22,600 afford-

able units for low income owners.

the key findings on funding 

for affordable housing and 

homeless services include:

•	 Federal	programs	were	an	

important source of funding for 

housing-related activities in the 

Washington region. In addition, 

most jurisdictions drew signifi-

cantly on county and city funds, 

particularly Arlington, Alexandria, 

and Prince William, where more 

than half of public funding for 

housing was from these sources. 

•	 Federal	spending	on	housing,	such	

as the Community Development 

Block Grant and HOME program, 

is not likely to increase in the near 

term to fill the gaps in affordable 

housing in the Washington region. 

Local jurisdictions will need to find 

innovative ways to produce more 

affordable housing through zoning 

ordinances and regulatory policies 

or by raising revenue to fill the 

gaps, potentially by leveraging local 

Photo: Matt Johnson 
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resources through housing trust 

funds or offering tax-exempt bonds. 

•	 Overall, $1.3 billion was budgeted in 

FY 2013 for housing-related expendi-

tures in the Washington region. The 

greatest expenditures were for rental 

assistance. The region collectively 

allocated nearly $637 million to Sec-

tion 8, Housing Choice Vouchers, 

and other rental assistance programs 

in 2013. The second-largest bud-

geted item was housing production 

and preservation, followed by 

programs related to homelessness, 

senior housing, tenant services, 

and homebuyer assistance. 

•	 The	District	of	Columbia	accounted	

for approximately 50 percent of all 

the housing-related expenditures 

in the region, with Montgomery 

spending the second-highest 

amount, followed by Fairfax. 

•	 The	private	philanthropic	sector	in	

the Washington region awarded 

more than $33.4 million in grants 

to housing-related organizations, 

primarily nonprofit organizations, 

in 2012. Private philanthropic 

investment was relatively small 

compared with public spending on 

housing in FY 2013 ($1.3 billion). 

Three quarters of philanthropic 

grants were for less than $50,000, 

and three in five grant dollars 

were for homeless prevention, 

shelter, or services and transitional 

or permanent supportive hous-

ing. Nearly half of the housing-

related private funding went to 

organizations whose service area 

was the District of Columbia. 

Montgomery was next, receiving 

about 10 percent of the total.

•	 Of	concern,	nearly	half	of	private	

grant funding, and the majority 

of grants larger than $100,000, 

were disbursed by Fannie Mae, 

Freddie Mac, and the Freddie Mac 

Foundation, which largely ceased 

charitable giving in 2013. The loss 

of their charitable giving leaves a 

large gap in funding for nonprofit 

organizations, particularly for those 

providing homeless prevention 

services, shelter, transitional and 

permanent supportive housing, or 

foreclosure prevention services.

Photo: Matt Johnson 
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IdeAs And oPPoRtUnItIes FoR PHIlAntHRoPIc engAgement
Based on the findings from Housing 

Security in the Washington Region, 

a group of funders, including The 

Community Foundation for the 

National Capital Region, The Eugene 

and Agnes E. Meyer Foundation, 

and Naomi and Nehemiah Cohen 

Foundation, developed a set of 

ideas and opportunities intended 

to inform and guide the philan-

thropic sector’s efforts to address 

homelessness and increase housing 

security throughout our region. 

When funders think about philan-

thropic investment in homeless-

ness and housing security, many 

consider funding homeless shelters 

and the production of housing units. 

The opportunities for investment, 

however, extend far beyond support 

of these two critical strategies. There 

are numerous ways funders can 

address housing security, such as:

1. invest in advocacy to 

increase Public Funding and 

strengthen Public Policy

2. Build capacity of nonprofits 

addressing Homelessness  

and Housing

3. improve service Delivery 

through collaborations, align-

ment and improved use of Data

4. Make Direct investments in non-

profits addressing Homelessness 

Prevention and intervention

5. Make Direct investments in 

nonprofits Building and Pre-

serving affordable Housing

6. expand Financing options 

for affordable Housing Pres-

ervation and Production

7. increase awareness, Knowledge, 

communication and collabora-

tion Within and across sectors

8. invest in research and Data 

collection efforts to support 

evidence-Based Decision-Making

Based on the findings from Housing 

Security in the Washington Region, 

the “Funder Group” has developed 

the following ideas and opportunities:
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oPPoRtUnItY 1: InVest In AdVocAcY to IncReAse PUBlIc 
FUndIng And stRengtHen PUBlIc PolIcY

Why It Matters: Philanthropic invest-

ments to address homelessness and 

housing security are significant and fill 

critical gaps in the system. However, 

private investment pales in compari-

son to government funding for these 

systems. According to Housing 

Security in the Washington Region, 

the public sector invested $1.3 billion 

in housing efforts in Fiscal Year 2013, 

compared to $33.4 million invested 

by philanthropy. As such, investing in 

advocacy efforts to strengthen public 

policy is a critical strategy for leverag-

ing private funding, increasing public 

funding, and driving system change.

a. increase philanthropic sup-

port for jurisdiction-based and 

regional advocacy efforts and 

engage philanthropy’s voice to 

advance systems reform efforts. 

This may be accomplished by 

nonprofit advocacy organiza-

tions, philanthropic support 

organizations, or through greater 

philanthropic engagement in local 

and regional efforts. Potential 

opportunities for investments in 

advocacy include, but are not 

limited to, efforts designed to:

•	 Build	the	advocacy	and	organizing	

capacity of nonprofit organiza-

tions addressing homelessness 

and housing by supporting 

specific advocacy initiatives 

focused on systems reform and/

or public policy issues related to 

homelessness prevention/inter-

vention and affordable housing

•	 Support	coalition	building	and	

coordination of advocacy efforts 

across groups of nonprofit 

organizations

•	 Increase	business	and	government	

awareness of and investment in 

effective strategies that will create 

housing opportunities at different 

income levels in key locations for 

low and middle income workers

•	 Improve	public	policy	(e.g.,	

support policies to pro-

duce new affordable units 

at specified income levels 

and in different locations)

B. increase regional media advo-

cacy and communications efforts 

to raise awareness among poli-

cymakers and the public and call 

for action to end homelessness 

and housing instability in our 

region. Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Develop	a	regional	perspec-

tive and increase awareness 

throughout the region of the 

impact of housing insecurity 

and homelessness in order 

to drive demand for system 

change and show the practical 

implications of the high cost of 

housing on our communities

•	 Invest	in	a	regional	commu-

nications campaign focused 

on educating the public, 

policymakers, and other key 

decision-makers about afford-

able housing in order to drive 

demand for this kind of change

Photo: Dan Reed 
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oPPoRtUnItY 2: BUIld cAPAcItY oF nonPRoFIts AddRessIng 
Homelessness And HoUsIng

Why It Matters: Housing Security in 

the Washington Region estimates 

that we need at least 2,219 new 

permanent supportive housing 

units for homeless single adults and 

180 for homeless families; 94,000 

rental units affordable to extremely 

low-income households; and 79,400 

homeownership units for low and 

very low income buyers just to meet 

existing gaps, as well as funding 

for homeless and other services 

to replace lost federal and private 

funding. Even if the funding were 

available, nonprofits cannot produce 

these units and provide coordi-

nated services with their existing 

capacity. If we want to grow our 

housing market, the capacity of our 

nonprofits to participate and produce 

has to grow as well. In addition to 

building the capacity of nonprofit 

developers, we need to build the 

capacity of other types of nonprofit 

homeless service and housing 

providers who provide supportive 

and other services to residents, 

such as case management, job 

training, and treatment for physical 

and mental health conditions. 

a. invest in building the capacity 

of local nonprofit organizations 

addressing homelessness and 

housing. Potential opportunities 

for investments include, but are 

not limited to, efforts designed to:

•	 Build	programmatic	capacity	and	

ability to provide technical assis-

tance to business and government

•	 Strengthen	the	management,	gov-

ernance, and operational systems 

of these groups to help increase 

their effectiveness and efficiency

•	 Provide	nonprofits	with	the	

resources to meet ongoing 

expenses through gen-

eral operating support

•	 Assist	nonprofits	in	growing	

and diversifying their funding 

bases through challenge grants, 

fundraising capacity grants, and 

one-on-one technical assistance

•	 Assess	the	capacity	of	individual	

nonprofits to provide services 

and accomplish their work
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oPPoRtUnItY 3: ImPRoVe seRVIce delIVeRY tHRoUgH  
collABoRAtIons, AlIgnment And ImPRoVed Use oF dAtA
Why It Matters: The opportunity to 

call for large-scale increases in atten-

tion and investment to housing issues 

is also an opportunity to improve 

how those investments of time and 

resources are made. Housing Security 

in the Washington Region points out 

that each year the public and philan-

thropic sectors are allocating more 

than one billion dollars to housing, 

much of it to hundreds of nonprof-

its who work on affordable housing 

issues around the region. Great work 

has been done in recent years to 

better track the work accomplished, 

sometimes by multiple organiza-

tions, to help the same households 

on a range of issues they are experi-

encing. For example, the federal 

government’s deployment of a new 

resource, rapid rehousing funds, 

served as a catalyst for state and 

local governments coming together 

with nonprofit service providers to 

apply for the funds, develop new 

systems and practices for serving the 

population those funds would target, 

determine how those new resources 

would fit with existing funding and 

practices, and determine what they 

could learn from the experience 

that would be instructive in other 

settings. As we seek to introduce new 

resources, that kind of thinking about 

systems reform and alignment should 

be a natural part of the process.   

a. invest in efforts to improve ser-

vice delivery through increased 

collaboration and alignment 

among nonprofit service 

providers in order to leverage 

funding, increase efficiencies, 

and eliminate redundan-

cies. Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Support	collaborative	efforts	to	

improve coordination of services 

(e.g., across a group of providers 

collaborating to improve service 

delivery or case management)

•	 Gather	data	or	align	existing	data	

systems about consumers, ser-

vices, and resources both within 

and across jurisdictions in order 

to improve service delivery; raise 

awareness of needs; improve 

referral systems; and track clients, 

outcomes, and resources

B. increase investment in infra-

structure and data systems in 

order to support evidence-based 

planning and decision-mak-

ing. Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Develop	centralized	and/or	

coordinated intake systems (e.g., 

sharing data, referral systems, 

etc.) at a jurisdictional level 

and cross-jurisdictional level so 

that each individual and family 

is assessed and provided the 

appropriate type of assistance 

to end their homelessness

•	 Support	the	creation	and	

operation of local preserva-

tion databases and preservation 

networks, such as those in the 

District of Columbia, which permit 

public agencies, community-

based organizations, affordable 

housing developers, advocates, 

and funders to use data and 

other information to plan and 

coordinate efforts to preserve 

affordable rental properties

•	 Create	and	maintain	a	website	for	

housing data that builds on the 

work done by the Urban Institute 

and Metropolitan Washington 

Council of Governments as part of 

the Housing Security in the Wash-

ington Region study that makes 

the data accessible to the public 

•	 Improve/refine	research	and	

data collection efforts related to 

homelessness and housing in 

the region (e.g., Point In Time 

Count, youth homeless count 

and data on individuals and 

families across all income levels)

•	 Increase	transparency	and	access	

to public data, such as budgets
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4 A recent RFP for funding Continuums of Care illustrate this point. 
http://usich.gov/resources/uploads/asset_library/PRS_FY13_14_CoC_NOFA_Webinar_12_9_2013_FINAL.pdf

oPPoRtUnItY 4: mAke dIRect InVestments In nonPRoFIts 
AddRessIng Homelessness PReVentIon And InteRVentIon

Why It Matters: The findings from 

Housing Security in the Washington 

Region identified numerous specific 

funding opportunities to invest in 

homelessness prevention/interven-

tion and housing security. Further, 

changes in federal and jurisdictional 

funding priorities are ongoing.4 Private 

funders should be aware of these 

changes and how they might impact 

their own grantmaking strategies. 

a. invest in Homelessness Preven-

tion and intervention. Potential 

opportunities for investments 

include, but are not limited 

to, efforts designed to:

•	 Provide	emergency	services,	

direct services, and emergency 

assistance to individuals and 

families that are homeless or at 

risk of homelessness, including 

programs that provide outreach, 

diagnosis, and housing services 

for unsheltered homeless people; 

rapid rehousing services; emer-

gency financial assistance for rent/

mortgage/utilities; resident and 

supportive services for people in 

transitional housing or who have 

been rapidly rehoused; etc.

•	 Increase	the	total	supply	of	

permanent supportive housing 

units, especially for single adults, 

in all jurisdictions to meet the 

current unmet needs. Moving 

chronically homeless adults out 

of shelters and into permanent 

supportive housing would result 

in better outcomes for chroni-

cally homeless individuals and 

free up enough beds to fill the 

gap in immediate shelter needs

•	 Assist	nonprofits	that	provide	ser-

vices to address homelessness for 

which funding or financing from 

other sources (such as govern-

ment or financial institutions) is 

generally not available. Examples 

include operating support to cover 

the salaries of housing develop-

ment staff and supportive services 

for those in transitional housing

•	 Assist	nonprofits	that	have	been	

most affected by the exit of some 

of the region’s largest funders for 

homeless and housing services 

(Fannie Mae, Freddie Mac, and the 

Freddie Mac Foundation), such 

as nonprofits providing homeless 

prevention and services, transi-

tional or permanent supportive 

housing, or foreclosure preven-

tion services and counseling

Photo: E.L. Malvaney
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oPPoRtUnItY 5: mAke dIRect InVestment In nonPRoFIts 
BUIldIng And PReseRVIng AFFoRdABle HoUsIng

Why It Matters: The Housing Security 

in the Washington Region identified 

the need for 94,000 rental units just 

to meet the existing gap for extremely 

low income households. Gaps also 

exist for households between 30–80 

percent of AMI—which equates 

to $22,500 to $47,950 for single 

people and $32,100 to $68,500 

for a family of four. We also know 

that our region is expected to grow 

significantly in the coming decade, 

and many of these new households 

will need affordable rental units. 

Those numbers may sound daunting, 

but we know we cannot afford to 

ignore this problem. Neither the 

existing gaps nor the gaps that will 

be created by anticipated growth 

are sustainable for our region. 

a. invest in affordable Hous-

ing. Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Increase	the	supply	of	afford-

able rental and homeownership 

housing in the region across 

all income levels and all types 

of households in areas that 

have too few of these types of 

units, with an emphasis on:

 Affordable rental housing for 

households with extremely low 

incomes (those at or below 30 

percent of AMI, which is below 

$32,100 for a family of four and 

below $22,500 for a single person)

 Affordable rental housing for 

households with very low incomes 

(those earning at or below 50 

percent of AMI, which is below 

$53,500 for a family of four and 

below $37,450 for a single person)

 Affordable homeownership units for 

low income households (those 

earning at or below 80 percent of 

AMI, which is $68,500 for a family of 

four or $47,950 for a single person)

- “Affordable housing” 

includes housing with and 

without support services. 

- HUD Income Limits by 

Household Size for the 

Washington Region, 2014. 

In this and other instances 

in this guide, we have used 

2014 HUD income limits—the 

latest available—to inform 

current dialogue about the 

ideas presented in the guide. 

The Housing Security study 

uses 2011 HUD income limits 

data to correspond with other 

data presented in the study.

•	 Support	nonprofits	engaged	in	the	

development of affordable hous-

ing and the provision of services 

associated with that housing

•	 Support	the	production	of	

new affordable units (through 

supply subsidies, such as tax 

credits, grants, loans, and 

affordable dwelling unit/

inclusionary zoning policies) 

•	 Provide	assistance	to	low	income	

renters (through demand subsi-

dies, such as housing vouchers 

and rent supplements) and 

homebuyers (such as down pay-

ment and closing cost assistance, 

affordable mortgages, and home-

buyer education and counseling)

•	 Use	data	on	gaps	in	affordability,	

such as those provided in Hous-

Photo: Dan Reed 
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ing Security in the Washing-

ton Region, along with other 

information to set jurisdictional 

and regional targets for the 

production of new affordable 

units at specified income levels 

and in different locations

•	 Expand	the	use	of	affordability	

covenants in rental housing that 

preserve units as affordable for 

an extended period of time

•	 Increase	public	and	private	invest-

ment in affordable housing and 

homeless prevention services

•	 Create	local	housing	trust	funds	

in jurisdictions that do not have 

one, and in those that do, sup-

port advocacy to increase fund-

ing amounts and targeting of 

resources toward affordable hous-

ing needs identified in Housing 

Security in the Washington Region 

B. invest in the preservation of 

existing affordable rental and 

homeowner housing (market-

rate affordable and subsidized), 

especially units affordable at 

the lowest income levels that 

would be costly to replace. 

Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Establish	and	support	funding	to	

rehabilitate affordable housing 

that is in need of repair to remain 

habitable and preserve afford-

ability. For example, Low Income 

Housing Tax Credit (LIHTC) 

properties at the end of the initial 

15 years of affordability often have 

serious unmet maintenance needs

•	 Establish	and	support	funding	

for green retrofits of exist-

ing affordable properties to 

improve energy efficiency 

and lower operating costs for 

property owners and renters 

•	 Establish	and	support	efforts	

to allow local governments, 

community-based organiza-

tions, and tenants’ right of first 

refusal to purchase affordable 

properties, and affordability 

covenants to preserve them

•	 Promote	the	development	of	

affordable housing preserva-

tion strategies for individual 

jurisdictions that would identify 

priorities, such as preserv-

ing units around major transit 

and job growth nodes
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oPPoRtUnItY 6: eXPAnd FInAncIng oPtIons FoR AFFoRdABle 
HoUsIng PReseRVAtIon And PRodUctIon

Why It Matters: Growth in the housing 

market to meet both existing and 

anticipated need will not happen 

solely by increasing investments and 

participation by the philanthropic 

community.  The kind of growth 

needed will require all parts of the 

funding and financing sector to think 

about how to do things differently 

in order to generate more activity.

a. expand financing options for 

affordable housing preserva-

tion and production. Potential 

opportunities for investments 

include, but are not limited 

to, efforts designed to:

•	 Provide	operating	support	and	

loans to intermediary organi-

zations in order to leverage 

the impact of local dollars

•	 Support	funding	intermediar-

ies that leverage resources from 

national sources to support local 

affordable housing initiatives

•	 Expand	private	and	philanthropic	

support for community devel-

opment finance institutions 

to provide niche financing to 

underwrite temporary financing 

needs, such as pre-development 

loans or bridge financing for 

construction and preserva-

tion of affordable housing

•	 Support	efforts	to	engage	key	

stakeholders, such as community 

bankers, private equity firms, 

nonprofit developers, nonprofit 

intermediaries, employers, 

and funders, in discussions of 

strategies to increase the level 

of capital and financing avail-

able for affordable housing

•	 Explore	strategic	investments	

in intermediaries to preserve 

and/or build affordable hous-

ing (e.g., pre-development 

loans or bridge financing for 

preservation activities)

•	 Explore	impact	investing,	a	tool	

that allows philanthropists to pool 

funds in order to lend capital to 

affordable housing projects
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oPPoRtUnItY 7: IncReAse AwAReness, knowledge, 
commUnIcAtIon And collABoRAtIon wItHIn And  
AcRoss sectoRs

Why It Matters: Increased aware-

ness, education, collaboration, and 

communication among funders, 

government, and nonprofit organiza-

tions—as well as across key sectors—is 

critical to address issues more effec-

tively and drive system change.

a. increase awareness, under-

standing, communication, and 

collaboration among new and 

existing homelessness and 

affordable housing funders by:

•	 Sharing	information	about	

emerging issues and needs, 

initiatives, and nonprofits

•	 Providing	ongoing	education	

for funders about the need to 

support the housing continuum, 

policy changes, and trends

•	 Sharing	effective	prac-

tices and strategies

•	 Leveraging	investments	and	

identifying opportunities for 

co-investment or coordinated 

grantmaking among funders and 

potentially through public/private 

partnerships, as appropriate

B. support communication, col-

laboration, and convening 

among government agencies 

across the region in order to:

•	 Develop	a	regional	under-

standing, perspective, and 

response to the issues of 

housing and homelessness

•	 Share	effective	practices	

from across jurisdictions

c. support increased communica-

tion and collaboration among 

nonprofit organizations (provid-

ers) within individual jurisdictions 

and across the region in order to:

•	 Share	effective	practices

•	 Identify	opportunities	for	

joint programming, service 

coordination and advocacy 

D. support cross-sector conversa-

tions among philanthropy, 

public agencies, nonprofit 

organizations, and the devel-

opment community to:

•	 Identify	opportunities	for	

cross-sector collaboration

•	 Share	best	practices	and	

promising practices

•	 Identify	strategies	to	build	housing	

for and house the extremely low-

income households in the region

Photo: K. Wags 
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5 Proffers are fees paid by developers in exchange for a desired zoning change on a development project. Public land policies set priorities for the 
development of land owned by the government.

oPPoRtUnItY 8: InVest In ReseARcH And dAtA collectIon 
eFFoRts to sUPPoRt eVIdence-BAsed decIsIon-mAkIng

Why It Matters: The body of informa-

tion and data in Housing Security in 

the Washington Region is the most 

comprehensive we have had in years 

and allows us to look not only at 

individual jurisdictional resources and 

needs, but also across our region as a 

whole. The region is changing rapidly 

and will grow exponentially. This 

study is just the beginning. We will 

need to remain informed about how 

our communities are changing in 

order to continue to respond appro-

priately. For example, will predictions 

about the income levels of new 

residents actually materialize? Will 

transportation changes connect new 

jurisdictions and new neighborhoods 

to the region that offer more afford-

ability? In this period of growth, we 

see this study as a gateway to more 

questions about our region’s future.

a. Provide support for research 

and data collection efforts that 

will support evidence-based 

decision-making for funders, 

nonprofits, and public policy-

makers. Potential opportunities for 

investments include, but are not 

limited to, efforts designed to:

•	 Continue	efforts	to	collect	and	

disseminate data on homeless-

ness and housing statistics on a 

jurisdictional and regional level

•	 Identify	and	evaluate	the	effective-

ness of local and national public 

policies for ending homelessness 

and increasing housing security, 

such as Emergency Rental Assis-

tance Program (ERAP), Rapid 

Re-housing, Transitional Housing, 

Permanent Supportive Housing 

(PSH), Tenant Opportunity to Pur-

chase Act (TOPA), District Oppor-

tunity to Purchase Act (DOPA), 

rent control, inclusionary zoning, 

proffer, and public land policies5

•	 Identify	and	share	trends	in	

homelessness and housing

•	 Review	the	outcomes	of	HUD’s	

Rental Assistance Demonstra-

tion program, and explore how 

the lessons learned could be 

applied to local jurisdictions

•	 Assess	the	capacity	of	nonprofit	

service delivery systems to address 

needs in our region (e.g., collect 

and analyze data pertaining to 

nonprofits’ geographic service 

areas, ability to meet demand 

for services, revenue sources, 

portfolios, nonprofit development 

pipelines, and future projects)
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conclUsIon
The development of Housing Security 

in the Washington Region and the 

crafting of these ideas and opportuni-

ties for funders is just the beginning. 

Additional work to address housing 

security in our region is needed. As 

we look to the future, it is anticipated 

that additional work may include 

further and more in-depth analysis 

with a focus on regional and/or 

national best practices; investment 

strategy development; and opportuni-

ties for aligned investment, collabora-

tion, communications, and advocacy.

Photo: Matt Johnson 
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APPendIX A: deFInItIons And teRmInologY 
For the purpose of Housing 

Security in the Washington Region 

and the accompanying Funder’s 

Guide, the following continuum 

and definitions were used:

Housing security 
continuum

shelter—Includes emergency and 

winter shelters for homeless people 

on an on-demand basis. Shelters are 

intended to be a temporary, short-

term solution before transitioning to 

a more permanent housing option.

transitional housing—Short- to 

medium-term accommodations 

(typically less than two years) for 

homeless individuals. It may also 

include services to assist households 

in moving to permanent housing. 

Permanent supportive Housing 

(PsH) —A model that provides perma-

nent, fully-subsidized housing in 

combination with supportive services, 

such as substance abuse treatment, 

case management, and job training 

to chronically homeless individuals 

and families with barriers to achieving 

independence, such as mental illness, 

substance abuse, or HIV/AIDS.

Affordable Rental and Affordable 

Homeownership—

•	 Special	population	hous-

ing (e.g., veterans, seniors, 

physically challenged)

•	 Resident	support	services

•	 Production	and/or	preservation	

of affordable housing units

•	 Affordable	homeownership	

programs (e.g., Tenant Purchase 

and First-Time Homebuyers)

Homeless categories

Homeless—Those currently without 

permanent housing, including both 

sheltered and unsheltered homeless. 

• sheltered homeless—Those 

residing in shelters, safe havens, 

or transitional housing. 

• unsheltered homeless—Those 

living on the street or in places 

not meant for human habitation, 

such as abandoned buildings, 

bridges, parks, and campsites.

chronically homeless—An adult with 

a disabling condition who has either 

been continuously homeless for at 

least a year or has had at least four 

episodes of homelessness in the past 

three years. The chronically homeless 

may be sheltered or unsheltered. 

Note: People in permanent supportive 

housing are not considered homeless 

for the purpose of this study.

HouseHold types

adult-only households—

Single homeless adults.

Family households—Homeless 

families consisting of at least one 

adult and one child under 18 years.

otHer sHelter and 
Housing system 
definitions

Homelessness Prevention/

intervention—Includes emergency 

shelter, transitional housing, rapid 

rehousing, foreclosure prevention, 

housing counseling, legal services, 

emergency assistance for rent/

mortgage, and supportive housing. 
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income Levels—The U.S. Department 

of Housing and Urban Development 

(HUD) defines extremely low 

income households as those with 

income at or below 30 percent of 

the area median, very low income 

households as those with income 

between 30 and 50 percent of 

the area median, and low income 

households as those with income 

between 50 and 80 percent of 

the area median. HUD annually 

determines and publishes the 

medians for Metropolitan Statistical 

Areas (MSAs). The Washington MSA 

includes the District of Columbia; 

Calvert County, Charles County, 

Frederick County, Montgomery 

County, and Prince George’s County 

in Maryland; and Arlington County, 

Clarke County, Fairfax County, 

Fauquier County, Loudoun County, 

Prince William County, Spotsylvania 

County, Stafford County, Alexandria 

City, Fairfax City, Falls Church City, 

Fredericksburg City, Manassas City, 

and Manassas Park City in Virginia.

Low income Housing tax credit 

(LiHtc)—A federally (IRS) autho-

rized program that is administered 

at the state level, which allows 

developers of qualified affordable 

housing projects to sell tax credits 

to investors (which reduces their 

federal tax liability) in exchange 

for capital to fund the acquisition, 

rehabilitation, and new construc-

tion of affordable rental housing.

rapid re-housing—A set of programs 

that grew out of the Housing First 

approach to provide housing and 

temporary financial assistance to 

quickly end a period of homeless-

ness by moving into permanent 

housing. The National Alliance to 

End Homelessness (2014) identifies 

three core components of a Rapid 

Re-housing program: housing identi-

fication, rent and move-in assistance, 

and case management and services. 

Rapid Re-housing can also refer 

to a specific HUD grant program, 

The Homelessness Prevention 

and Rapid Re-housing Program, 

which provides financial assistance 

and services to prevent individu-

als and families from becoming 

homeless and to help those who 

are experiencing homelessness 

to be quickly re-housed and stabi-

lized. Rapid Re-housing can be a 

particularly effective strategy for 

persons who become homeless due 

to short-term economic crises. 

tenant opportunity to Purchase act 

(toPa)—District of Columbia law that 

mandates landlords to offer a unit or 

units to the existing rental tenant(s) 

for sale before selling to a third party.

District opportunity to Purchase 

act (DoPa)—District of Columbia 

law that mandates landlords with five 

or more units (25 percent of which 

must be affordable households with 

income at or below 50 percent of 

AMI) to offer the units to the District 

for sale before selling to a third 

party. The District does not exercise 

this right in cases where tenants 

are exercising their TOPA rights.

Note: See Housing Security in the 

Washington Region for a more 

complete set of definitions.

Photo: Matt Johnson 
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APPendIX B: soURces oF HoUsIng InFoRmAtIon In tHe 
wAsHIngton RegIon

(note: this is not a 
comprehensive list.)

district of columBia

Dc Fiscal Policy institute 

http://www.dcfpi.org

Dc affordable Housing alliance 

http://www.smartergrowth.net/dc/

dc-affordable-housing-alliance/

neighborhood info Dc 

http://www.neighborhoodin-

fodc.org/dcpreservationcatalog/

dcpreservationcatalog.pdf

Latino economic Development center 

http://www.ledcmetro.org/

advocacy/campaigns

the Way Home—A DC campaign 

launched in 2014 to end chronic 

homelessness 

http://thewayhomedc.

org/miriamskitchen/

the coalition for nonprofit Housing 

and economic Development 

http://www.cnhed.org/

policy-advocacy/policy-approach/

maryland

nonprofit Montgomery 

http://nonprofitround-

table.org/montgomery

Montgomery county affordable 

Housing conference 

http://www.affordablehous-

ingconference.org/

Housing Policy update in 

Montgomery county 

http://montgomerycountymd.gov/

dhca/director/housingpolicy.html

Montgomery Housing Partnership 

http://mhpartners.org/

housing-facs.htm

Housing initiative Partnership—HiP  

www.hiphomes.org 

Prince george’s Housing report 

http://www.smarter-

growth.net/resources/

building-stronger-communities-csg/

Virginia

northern Virginia affordable 

Housing alliance 

http://www.nvaha.org/index.html

Housing Virginia 

www.HousingVirginia.org

national Low income  

Housing coalition 

http://nlihc.org/sites/default/

files/oor/2014-OOR-VA.pdf

the Virginia Housing coalition 

http://www.virginiahousingcoalition.org/

wp-content/uploads/2013/03/PRESS-

RELEASE-2013-Out-of-Reach.pdf 

http://thevirginiahousingcoalition.org/

Virginia coalition to end Homelessness  

www.VCEH.org

regional

Housing association of nonprofit 

Developers 

http://www.handhous-

ing.org/resources/

Metropolitan Washington council  

of governments 

www.mwcog.org
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