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I am Nick Larson, Development Coordinator for the City of Winona and thank you for the opportunity to discuss housing in Winona and more specifically: Housing Choice Vouchers.



GROW WINONA: Housing 
Stability

• Improves Employment Opportunities

• Education

• Mental Health

• Food Insecurity

• Reduce Public Costs

Community Benefits
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Employment opportunities improve dramatically when one is able to live in affordable and stable housing within the community they work.  In many cases when an individual lives in a different community than where they work, their duration of employment is lessened due to when a vehicle breaks down and doesn’t have access to public transit or lack of childcare options—all of which limits ones ability to earn wealth.  Housing stability has been proven to improve cognitive development and educational attainment of our youth.  Without housing stability our youth’s educational achievements are limited, lowering their chances to obtain a higher education, thus limiting their ability to earn a livable wage later in life, and have been proven less likely to repeat a grade or drop out of school—without stable housing the cycle repeats itself.Without stable housing, people and especially our youth are more vulnerable to mental health issues, to experience trauma, and be victims of abuse (domestic and substance).Households with stable housing have far better chances of not being food insecure by having access to services such as the Food Shelf at WVS, to afford their own food and have a place to call home to grow their own food.Housing stability addresses all of these community needs, while also lowering public costs—this is accomplished by obtaining and sustaining gainful employment, having opportunities to gain a good education—not only as a youth, but also as an adult—to then be able to earn a decent living for oneself and for future generations.  Housing stability lowers the risks of mental health issues and food insecurity—which in turn lowers the public paid costs to provide mental health workers, social workers, emergency and police services, and funds to provide decent and nutritional foods.
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and Jobs

Economic Development
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As previously noted, housing stability increases an individual’s employment and advancement opportunities.  But housing stability also affects our local employers looking to hire new employees, expand their operations, or even for new businesses looking to locate in Winona.Many employers have noted a barrier to hiring new employees is the lack of housing that is affordable to all income ranges, especially our frontline workers we depend on to transport our children to and from school, prepare and serve meals to our children, care for our seniors, and stock the shelves at the stores we shop at, among other professions.During a recent conversation with 4 local manufactures looking to hire a total of 110 new employees, each manufacturer noted they have been told by prospective employees that they can not find an affordable place to live in Winona—this is true across the board for all income ranges.  During these conversations, the employers noted that housing drives our economic development and with more employees they would be able to expand their operations, which in-turn would increase our local tax base which would allow improvements of roads, parks and schools, and overall—improve our community.With housing choice vouchers, property owners could have the concern about keeping their place rented and what is the market demand to ensure when there is roll-over—how quickly can a new tenant occupy the unit to keep revenue coming in.To address this concern, there is a strong market demand for affordable rentals—especially units accepting housing choice vouchers.  This is evidenced by:64.5% of Winona workers live outside of WinonaOverall, there’s 1% vacancy rate for all rental units and 0% vacancy for subsidized units, or those accepting housing choice vouchers.  A stable rental market should have a vacancy rate of 5%Per the Housing Study—there is a demand for the development or availability of 373 subsidized rental units within the next 10 yearsThere could be the question of how do wages align with housing choice voucher incomes limits?Of the 110 jobs mentioned before:  the hourly rate is between $12 to $15, which is an income range of $24,960 to $31,200, which is below 80% of area median income, additionally, per the Housing Study, the weekly average wage in Winona is $748, which is $18.70 hourly or $38,896 annually, also below 80% of area median income.
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• Access to Energy Programs

• 4d Property Classification
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Now that I’ve mentioned a few positive intrinsic rewards of providing stable housing and the power property owners have to improve peoples’ lives and the community, I’d like to touch on a couple of financial incentives available to property owners who accept tenants with housing choice vouchers.  One being access to free Energy Programs and the second being improving their bottom line by lowering their property tax liability through the Low Income Rental Classification by making their making their property a 4d property.
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A whole-building energy solution provided by Xcel Energy and Center Point Energy.The Multi-Family Building Efficiency program is a full-service offering, at no cost, for qualifying multi-family properties, and are based on tenant income levels. They will uncover energy-efficiency opportunities throughout your building – including resident units and common areas – then give you rebates and bonus incentives for making improvements.�The whole-building services you will receive:�A building energy analysis at no cost to you, followed by a thorough report of findings and recommendations for saving energy throughout your building.No cost installation of energy efficient products throughout common areas and resident units, including screw-in LEDs, exit lights, and energy-efficient faucet aerators and showerheads.Rebates and bonus incentives for making energy upgrades throughout your building.This benefits could also include insulation and replacement of major appliances, like refrigerators, freezers, window A/C units, furnaces, boilers, and water heaters.A couple of years ago, the City worked with the HRA to received Home Energy Squad visits—the Squad made direct installations into 191 HRA operated units—at no cost to the tenant or the HRA.Center Point Energy: HOW TO APPLY Phone: 844.545.7455 Website: www.MultiFamilyEnergySolutions.comHome Energy Squad: 866/222-4595
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• What is 4d?

• What is the benefit?
Market Rate:
$200,000 value at 1.25% pays 
$2500 in property tax
4d:
$200,000 value would pay $1000

• How does it work?
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What is it:  4d tax classification is an incentive program that allows a property and building to qualify for MN’s Low Income Rental Certification, which under statute allows for a property tax reduction in exchange for creating or maintaining affordable rental units  for those earning 60% of AMI in at least at least 20% of rental units in a building for a period of 10-years and evidenced by recorded declaraion.  This equates to a household of 1 earning $32,880 annually or $15.81/hr. as a FTE—under the average earned wage in Winona. What is the benefit:  Now let plays with some money:  A property owner of $100,000 single family home used a rental has a market tax-rate of 1.25%, which will rough math and not taking referendums or levies into account, would pay $1250 annually in property tax.  Beginning in 2022, the same $100,000 rental with 4d classification will have a tax rate of .25% and would pay $250 annually.NEXT SLIDE
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Property Value: $200,000
Market Tax Rate at 1.25%
Annual Property Tax Payment:
$2500

Property Value: $200,000
4dTax Rate at .25% up to $100K 
And then .75% exceeding $100K
Annual Property Tax Payment:
$1000

Same house, same value, same rents charged, 
But more property tax and less revenue.
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For properties valued over $100,000—the program works like this—the 1st $100,000 of value has a tax rate of .25% and value exceeding $100,000 has a tax rate of .75%.So a $200,000 at market tax rate of 1.25% would pay $2500.  With 4d, would pay $1000 annually.Lastly, how do you get your property qualified for 4d:Per Statute 273.128:the units are subject to a housing assistance payments contract under Section 8 of the United States Housing Act of 1937, as amended; This would be if the HRA would enter into a project-based Section 8 contract with the owner, housing choice vouchers are not eligible for the MN Low Income Rental Certification.(2) the units are rent-restricted and income-restricted of a qualified low-income housing project receiving tax credits under section 42(g) of the Internal Revenue Code; This is when a developer receives an allocation of tax credits from Minnesota Housing through a competitive application process.(3) the units are financed by the Rural Housing Service of the United States Department of Agriculture and receive payments under the rental assistance program pursuant to section 521(a) of the Housing Act of 1949, as amended; To my knowledge—Winona and Goodview are not eligible to receive funding from the USDA, but the remainder of Winona County is. or(4) the units are subject to rent and income restrictions under the terms of financial assistance provided to the rental housing property by the federal government or the state of Minnesota, or a local unit of government, as evidenced by a document recorded against the property.  This would require the county and/or city to work with the HRA to create a local program and the financial assistance would be the unit of government would pay the Low Income Rental Certification application fee.  Many metro communities have done this to create and preserve affordable rental housing options. Thank you for your time.
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