Income Assessment  of Orchard Grove

Synopsis

To be written last.

Introduction
To be written next-to-last:  Hint at the possible consequences of the results, what’s at stake?  

It would be cool if we could relate OG incomes to poverty thresholds shown below, but Ava and I don’t know how to do that graphically.  Suggestions?
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Why We Did the Study

The income survey at OG was conducted in order to answer the following questions:

1.
Does OG meet the AMI requirements of Boulder Housing Partners in order to qualify for low interest loans and other assistance? 

2.
What percentage of the homes at OG are owned by low-income and very low-income households? 

3.
How do Orchard Grove AMI percentiles compare to those of the general population of Boulder?

4.
Is OG a uniquely low-income mecca of single-family housing for a demographic that is increasingly endangered in Boulder? Or, is OG largely a refuge for the scions of Boulder's wealthy elite (as some have suggested)?
5.
How much lot rent can reasonably be absorbed by the various AMI levels at OG? 

6.
If the residents are unable to successfully purchase OG and run it cooperatively, and it is purchase by a private/corporate investor, how will increased lot rents affect the most vulnerable homeowners? 

Method


Between September and December 2008, surveys in English and Spanish (see Appendix B) were given to all 216 households of Orchard Grove Mobile Home Park. Surveys were given out in person either at a community meeting or door-to-door. The survey requested name, lot number, ethnicity, total number of people living in the household, and gross annual income of household.  Orchard Grove resident Dr. Richard Williams, retired professor of socio-economics at CU and Regis, and author of The Cooperative Movement:  Globalization from Below, helped design the survey.


Fourteen Orchard Grove residents volunteered to conduct the survey, and for consistency all were trained by Dr. Williams.  A primary goal of the training was to ensure that Orchard Grove residents felt safe and respected by the survey process.  


To that end, all Hispanic households were surveyed by Spanish-speaking surveyors, and all other households were surveyed by English-speaking surveyors.  Vietnamese and Chinese households were surveyed by Orchard Grove resident Ruth Waukau, LCSW, Senior Resource Coordinator for City of Longmont Senior Services, who has experience in communicating with people of various Asian cultures as part of her work.   


In order to obtain the most accurate information, respondents were told that that income information provided would need to be verified in the near future by providing a copy of tax return or social security benefit award statement.  


In order to ensure confidentiality of the information shared, each household was asked to fill the survey out and put it in a sealed envelope to be mailed directly to Boulder Housing Partners;  in some cases, the surveys were given to surveyors to be hand-delivered to BHP. 


 Cindy Brown of Boulder Housing Partners received the surveys and separated the data from identifying information, to maintain confidentiality.  BHP kept track of the house numbers of respondents, and non-responding households were contacted a second and third time.  In the end, we received responses from 80% of all Orchard Grove households.  


Dr. Williams performed the statistical analysis of the data.  Given our 80% rate of return, the error of estimate for this study is 3%, which is well under the error rate recommended by statisticians for reliability of the data.  Saying this another way, it would require 50 more households in the upper percentile ranks to significantly change the results presented below. 

Results
Question 1.
Does Orchard Grove meet the AMI requirements of Boulder Housing Partners in order to qualify for low interest loans and other assistance?

Orchard Grove far exceeds BHP’s requirement that 20% of the population be below 20% AMI, or 40% of the population be below 40% AMI. 

Table 1.  Orchard Grove Households by % AMI
	Percent AMI
	Number HH*
	% HH
	Cumulative % HH
	Q**

	0 – 10%
	23
	14.375
	14.375
	

	11 – 20%
	26
	16.250
	30.625
	(

	21 – 30%
	25
	15.625
	46.250
	

	31 – 40%
	31
	19.375
	65.625
	(

	41 – 50%
	20
	12.500
	78.125
	

	51 – 60%
	13
	8.125
	86.250
	

	61 – 70%
	4
	2.500
	88.750
	

	71 – 80%
	7
	4.375
	93.125
	

	81 – 90%
	5
	3.125
	96.250
	

	91 +
	6
	3.750
	100.000
	


*HH = Households        **Q = Qualifying Levels

Question 2.
How many of the homes in Orchard Grove are owned by low income and very low income households? 

In fact, in Orchard Grove, 31% are below 20% AMI, 

and 66% are below 40% AMI.
Table 2.  Orchard Grove Households by % AMI
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Question 3.
How do Orchard Grove AMI percentiles compare to those of the general population of Boulder?

Orchard Grove AMI percentiles are significantly lower 

than those of the general population of Boulder

[image: image7.png]ENCRUST DE LOS RESIDENTES DE ORCHARD GROVE

Estimado Vecino,

Hay una posibilidad muy real que nosotros, los residentes de Orchard Grove, vamos a poder comprar este
maravilloso parque. Las organizaciones que quieren ayudamos a financiar la compra de Orchard Grove requieren
una encuesta de elegibilidad de nuestra comunidad.

Acerca de la encuesta:

+ Lainformaci6n se utiizar para determinar si Orchard Grove cumple los requisitos bsicos de
ingreso para calificar para financiamiento.

+ Daresta informacion asegurara de que nuestios costos siguen siendo bajos, tal vez mas bajos que
Ia renta que empieza en Noviembre de 2008.

* Larealidad es, sino damos esta informacion no vamos a poder obtener los fondos necesarios para
‘comprar Orchard Grove.

Por favor, conteste las siguentes preguntas:

2Qué s su nombre?

2Qué es el nimero de su casa?

2Qué es su origen étnico?

2Qué es el nimero total de personas que viven en su hogar?

£Qué es el ingreso bruto anual de su hogar para el afio 20077 §
Este es el ingreso antes de que los impuestos se pagan.
Incluye todo el dinero que usted recibe de empleo y de cualquier otro fuente.

En las préximas semanas, se le pedira dar prueba de sus ingresos el afio 2007 - esto se puede hacer con una
‘copia de su declaracion de impuestos para el afio 2007 o una copia de sus documentos de la seguridad social.

Esta informacién se mantendré estrictamente confidenci
‘co-directora de Boulder Housing Partners, una de las organizaciones en Boulder que trabaja con Ia vivienda

I Sera enviado solamente a Cindy Brown,

asequible.

Sinceramente,
Orchard Grove Conservancy



Table 3.  % AMI Orchard Grove vs. % AMI Boulder
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Question 4.
Is OG a uniquely low-income mecca of single-family housing for a demographic that is increasingly endangered in Boulder? Or, is OG largely a refuge for the scions of Boulder's wealthy elite (as some have suggested)?
Anecdotally, we know of three persons whose parents live in Boulder.  We don’t know whether their parents are wealthy.  Could we ask?  Could we produce a chart that says, 3/450ths of us have parents living in Boulder?

Skip the question?  Rewrite the question?

Question 5.
How much lot rent can reasonably be absorbed by the various AMI levels at Orchard Grove? 

Ava has a government source that says your housing cost can’t be more than 30% of your income.  I am imagining a graph that shows 30% of our income vs. lot rents.  Then we need to show lot rents + mortgage payments . . . we’d don’t have mortgage payment figures, but could we show and IF situation . . . if this is the lot rent and your mortgage payment is $100, then that’s 30% of x;  then lot rent + $200 mortgage payment, that’s 30% of x;  then lot rent + $300 mortgage payment, that’s 30% of x . . . ?

Question 6.
If the residents are unable to successfully purchase Orchard Grove and run it cooperatively, and it is purchase by a private/corporate investor, how will increased lot rents affect the most vulnerable homeowners? 

 (somehwere in this document we should remind readers what 20% AMI means in actual dollars)

Looking at the guts of the crosstabulation table, we can see that there are 30 single-person households under the 20% of AMI level, which equates to below $12,000/yr (14 of them are at half that level or about $6,000/yr.  There are also 10 two-person households at that level, and 9 three and four-person households below that level. These approximately 50 households would be considered not likely to be able to withstand any further pad rate rises. that's 1/4 of us!!

Discussion

Any volunteers to write up our “Discussion”?

Notes

If OG stays market affordable, without city’s help, which means someone or else buys it, it still may displace some of the lower AMI people because of higher lot rents.  It isn’t a complete picture of housing costs of OG residents, because we didn’t include mortgage payments.  Also, interest rates tend to be a lot higher for mobile home loans, as well as having shorter terms.  We didn’t do a mortgage survey, but anecdotally here are some views.  Some households are paying as much as . . . 

Mobile homes allow low income people to build equity.

Mark’s idea that mobile homes allow very low income people to own their own single family home, which is very rare in affordable housing.

Inclusionary zoning piece – quote the actual zoning ordinance . . . 

Discuss our goal, to create a coop to guarantee affordability.  

According to Boulder Land Use code, Chapter 9-13, Section 1(A-E), the purpose of inclusionary zoning is to provide “a diverse housing stock” to “very low, low, and moderate income residents.”  

Future possible displacement, if we don’t own the park, lot rents may rise and displace a significant number of people in the lower percentile ranks of low income.  

Our results show that our residents are even lower income than we had anticipated.  

Boulder Valley Comp Plan
Quite a few of the goals of the BVCP have to do with us.  We need to make the connections explicit.  

• Recognition of sustainability as a unifying goal to secure Boulder’s future economic, ecological and social health.

• Commitment to open space preservation and the use of open space buffers to define the community.

• Provision of quality urban spaces, parks and recreation that serve all sectors of the community and trails and walkways that connect the community.

• Commitment to preservation of natural, cultural and historic features that contribute to defining the unique sense of place in Boulder.

• Commitment to programs that support respect for human dignity, human rights and the

inclusion of all residents in community and civic life.

• Recognition of the importance of a central area (Downtown, University of Colorado, the Boulder Valley Regional Center) as a regional service center of the Boulder Valley and a variety of subcommunity and neighborhood activity centers distributed throughout the community.

• Recognition of the importance of the Federal Scientific Laboratories (NOAA, NIST, NCAR), the University of Colorado, and the private scientific and technology community that contributes to the economic vitality of Boulder.

• Commitment to a diversity of housing types and price ranges to meet the needs of the Boulder Valley population.

• Commitment to a balanced multi-modal transportation system.
What’s Next

We would like to purchase the property as a resident-owned cooperative in order to maintain affordability and provide a sustainable future for low income residents of Boulder.  

Acknowledgements
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Appendix A - Surveys
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Dear Neighbor,

There is a very real possibility that we, the residents of Orchard Grove, can buy this wonderful park. The agencies
that want to help us finance the purchase of Orchard Grove require an eligibilty survey of our community.

Aboutthe survey:

+The information will be used to determine if Orchard Grove meets the basic income requirements to
qualify for funding.

+ Providing ths information will ensure that our lot costs remain affordable, perhaps even lower than
the rent that begins in November 2008.

+ The reality s, i we don't provide this information we wil not be able to getthe funding needed to buy
Orchard Grove.

Please answer the following questions:

What is your name?

What is your lot number?

What is your ethnicity?

What is the total number of people living in your household?

What is the gross annual income of your household for the year 20077 §
Gross income means all of your income ~ before taxes are pad.
Include all money you receive from employment, benefit payments, and any source.

In & week or two, you will be asked to provide proof of your 2007 income — this can be done with a copy of your
2007 income tax return or a copy of your 2007 social security benefit award statement.

‘This information will be kept strictly confidential. It will be sentonly to Cindy Brown, Co-Director of
Boulder Housing Partners, one of the agencies in Boulder that works with affordable housing.

Sincerely,
The Orchard Grove Conservancy
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Estimado Vecino,

Hay una posibilidad muy real que nosotros, los residentes de Orchard Grove, vamos a poder comprar este
maravilloso parque. Las organizaciones que quieren ayudamos a financiar la compra de Orchard Grove requieren
una encuesta de elegibilidad de nuestra comunidad.

Acerca de la encuesta:

+ Lainformaci6n se utiizar para determinar si Orchard Grove cumple los requisitos bsicos de
ingreso para calificar para financiamiento.

+ Daresta informacion asegurara de que nuestios costos siguen siendo bajos, tal vez mas bajos que
Ia renta que empieza en Noviembre de 2008.

* Larealidad es, sino damos esta informacion no vamos a poder obtener los fondos necesarios para
‘comprar Orchard Grove.

Por favor, conteste las siguentes preguntas:

2Qué s su nombre?

2Qué es el nimero de su casa?

2Qué es su origen étnico?

2Qué es el nimero total de personas que viven en su hogar?

£Qué es el ingreso bruto anual de su hogar para el afio 20077 §
Este es el ingreso antes de que los impuestos se pagan.
Incluye todo el dinero que usted recibe de empleo y de cualquier otro fuente.

En las préximas semanas, se le pedira dar prueba de sus ingresos el afio 2007 - esto se puede hacer con una
‘copia de su declaracion de impuestos para el afio 2007 o una copia de sus documentos de la seguridad social.

Esta informacién se mantendré estrictamente confidenci
‘co-directora de Boulder Housing Partners, una de las organizaciones en Boulder que trabaja con Ia vivienda

I Sera enviado solamente a Cindy Brown,

asequible.

Sinceramente,
Orchard Grove Conservancy




Appendix B – Is Household Size Related to Income?

The rest of the thing was an answer to Jerry Lee's wondering if total income was in any way related to the size of the household. The answer, in plain English, is "NO." The crosstabulation procedure shows that the odds are well over 50-50 (69.1%) that incomes are distributed as they are regardless of household size.  If we apply the analysis of variance method (ANOVA) to the income figures directly (not just to the percentile rankings), there is a slight indication of a trend that income might increase as household size increases up to 3 persons, but starts tapering off after that, so it is certainly not a linear relationship; that is, income does not increase smoothly and directly with household size, and then only very slightly.  The graph is included to show that.  Plainly said, household size does not significantly influence income. 

Appendix C - Raw Data of Income Survey

As compiled by Boulder Housing Partners.

	Household

Size
	2007 Gross Income
	AMI Level*
	Percentile 

Rank
	Ethnicity

	 1
	$ 9,396
	15 %
	2
	

	1
	21,965
	36
	4
	

	1
	26,760
	44
	5
	

	2
	20,000
	29
	3
	

	1
	—
	0
	1
	

	2
	55,082
	79
	8
	

	1
	100,000
	164
	10
	

	2
	20,483
	29
	3
	

	1
	45,000
	74
	8
	

	4
	25,000
	29
	3
	

	2
	7,560
	11
	2
	

	1
	1,350
	2
	1
	

	3
	74,434
	95
	10
	

	1
	17,394
	29
	3
	

	2
	29,364
	42
	5
	

	1
	8,861
	15
	2
	

	3
	637
	1
	1
	

	1
	4,007
	7
	1
	

	1
	7,680
	13
	2
	

	1
	35,000
	57
	6
	

	2
	45,181
	65
	7
	

	2
	40,000
	57
	6
	

	3
	38,699
	49
	5
	

	3
	18,355
	17
	2
	

	2
	40,000
	57
	6
	

	2
	60,000
	86
	9
	

	3
	43,940
	56
	6
	

	1
	12,000
	20
	2
	

	3
	23,961
	31
	4
	

	3
	85,000
	109
	10
	

	4
	38,920
	45
	5
	

	5
	27,393
	29
	3
	

	1
	16,500
	27
	3
	

	3
	42,000
	54
	6
	

	4
	21,968
	25
	3
	

	1
	34,000
	56
	6
	

	4
	16,000
	18
	2
	

	4
	34,500
	40
	4
	

	1
	20,790
	34
	4
	

	1
	48,500
	80
	9
	

	1
	20,608
	34
	4
	

	1
	23,134
	38
	4
	

	1
	24,923
	41
	5
	

	5
	31,828
	34
	4
	

	1
	28,543
	47
	5
	

	4
	82,000
	94
	10
	

	1
	66,000
	108
	10
	

	1
	8,546
	14
	2
	

	1
	20,372
	33
	4
	

	2
	21,063
	30
	3
	

	4
	36,553
	42
	5
	

	2
	15,000
	22
	3
	

	2
	34,800
	50
	5
	

	1
	22,000
	36
	4
	

	3
	20,000
	26
	3
	

	2
	12,000
	17
	2
	

	1
	10,000
	2
	1
	

	1
	33,809
	56
	6
	

	1
	7,500
	12
	2
	

	1
	6,700
	11
	2
	

	2
	79,200
	84
	9
	

	1
	25,000
	41
	5
	

	1
	20,000 – 22,000
	33 – 36 
	4
	

	1
	10,800
	18
	2
	

	5
	25,000
	27
	3
	

	1
	14,000
	23
	3
	

	1
	50,000
	82
	9
	

	1
	20,000
	33
	4
	

	1
	10,914
	18
	2
	

	1
	7,512
	12
	2
	

	3
	33,281
	43
	5
	

	2
	25,530
	37
	4
	

	2
	16,194
	23
	3
	

	1
	19,000
	31
	4
	

	1
	42,002
	69
	7
	

	2
	69,781
	100
	10
	

	1
	24,000
	39
	4
	

	—
	1,006
	1
	1
	

	1
	3,985
	7
	1
	

	2
	4,644
	7
	1
	

	3
	12,900
	16
	2
	

	2
	26,269
	38
	4
	

	5
	28,000 – 30,000
	30 – 32
	4
	

	1
	24,078
	40
	4
	

	1
	30,000
	49
	5
	

	1
	2,500
	4
	1
	

	5
	42,000
	45
	5
	

	3
	21,933
	28
	3
	

	2
	35,844
	52
	6
	

	1
	—
	0
	1
	

	1
	13,950
	23
	3
	

	2
	7,200
	10
	2
	

	1
	18,000
	30
	4
	

	2
	8,000
	11
	2
	

	1
	10,980
	18
	2
	

	1
	32,732
	54
	6
	

	2
	22,672
	33
	4
	

	2
	24,720
	36
	4
	

	1
	43,581
	72
	8
	

	1
	17,800
	29
	3
	

	2
	30,855
	44
	5
	

	1
	3,733
	6
	1
	

	2
	21,000
	30
	4
	

	2
	25,000
	36
	4
	

	2
	46,000
	66
	7
	

	1
	20,000
	33
	4
	

	1
	1,240
	2
	1
	

	3
	20,000
	26
	3
	

	1
	47,000
	77
	8
	

	3
	17,000
	22
	3
	

	1
	10,000
	16
	2
	

	1
	29,000
	48
	5
	

	1
	12,000
	20
	2
	

	1
	29,000
	48
	5
	

	2
	40,000
	57
	6
	

	1
	33,000
	54
	6
	

	2
	19,200
	28
	3
	

	3
	7,920
	10
	1
	

	1
	13,068
	21
	3
	

	4
	28,000
	32
	4
	

	2
	36,000
	52
	6
	

	4
	24,300
	28
	3
	

	4
	33,000
	38
	4
	

	1
	50,000
	82
	9
	

	2
	46,000
	66
	7
	

	3
	55,000
	70
	8
	

	2
	—
	0
	1
	

	2
	55,000
	79
	8
	

	1
	7,000
	11
	2
	

	5
	28,000
	30
	3
	

	4
	40,000
	46
	5
	

	1
	—
	0
	1
	

	1
	25,000
	41
	5
	

	4
	26,000
	30
	4
	

	4
	9,600
	11
	2
	

	2
	30,000
	43
	5
	

	1
	12,000
	20
	2
	

	5
	13,000
	14
	5
	

	2
	7,800
	11
	2
	

	4
	—
	0
	1
	

	2
	20,000
	29
	3
	

	1
	—
	0
	1
	

	4
	22,000
	25
	3
	

	1
	9,000
	15
	2
	

	2
	10,000
	14
	2
	

	4
	2,000
	2
	1
	

	4
	5,500
	6
	1
	

	3
	26,000
	33
	4
	

	4
	35,000
	40
	4
	

	1
	2,500
	4
	1
	

	3
	28,369
	36
	4
	

	1
	12,504
	21
	3
	

	1
	4,000
	7
	1
	

	1
	18,000 – 20,000
	30 – 33
	4
	

	1
	46,000
	76
	8
	

	1
	32,000
	53
	6
	

	2
	5,000
	7
	1
	

	2
	40
	0
	1
	

	2
	28,421
	41
	5
	

	4
	33,921
	39
	4
	


Dangling note:

Boulder has a higher poverty rate than the national average.  Our Open Space program has driven housing prices sky high.  We might want BHP’s affordable housing chart to go here – the one that correlates % AMI with type of housing.  James also has a chart that shows what the government defines as the poverty level;  including this chart would define a lot of the park is below the poverty line.  Then we could say how many people beneath the poverty line are successfully living in single family homes in Boulder, because of City Council’s historic support of manufactured housing, from 1985 through today.
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Sheet1

		Table with row headings in column A and column headings in rows 3 to 4.  Leading dots indicate subparts.

		Poverty Thresholds for 2007 by Size of Family and Number of Related Children Under 18 Years

		Size of Family Unit		Weighted Average Thresholds		Related children under 18 years

						None		One		Two		Three		Four		Five		Six		Seven		8 or more

		One person (unrelated individual)		10,590

		..Under 65 years		10,787		10,787

		..65 years and over		9,944		9,944

		Two people		13,540

		..Householder under 65 years		13,954		13,884		14,291

		..Householder 65 years and over		12,550		12,533		14,237

		Three people		16,530		16,218		16,689		16,705

		Four people		21,203		21,386		21,736		21,027		21,100

		Five people		25,080		25,791		26,166		25,364		24,744		24,366

		Six people		28,323		29,664		29,782		29,168		28,579		27,705		27,187

		Seven people		32,233		34,132		34,345		33,610		33,098		32,144		31,031		29,810

		Eight people		35,816		38,174		38,511		37,818		37,210		36,348		35,255		34,116		33,827

		Nine people or more		42,739		45,921		46,143		45,529		45,014		44,168		43,004		41,952		41,691		40,085

		Source: U.S. Census Bureau





Sheet2

		





Sheet3

		






