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Introduction

The foreclosure crisis has been the housing story since 2007.
When it began, the story seemed simple enough: Some owners
had taken out loans they could not afford, home values dropped,
and, lacking the ability to refinance or sell for a profit,
foreclosure followed. However, the story became more complex
as the deflating housing bubble precipitated a

very low income (VLI) renters were either severely burdened by
their housing costs or lived in substandard housing in 2005.2

By 2007, the average extremely low income (ELI) renter
household spent an extraordinarily high proportion of its income
on housing costs, largely because the 9.0

full-blown economic recession and
widespread job losses, making it difficult for
owners and renters of all stripes to remain in
their previously affordable homes.

current crises:

It is important to remember that extremely
low income renters were in the midst of a
housing crisis well before this wave of
foreclosures captured America’s attention.

Box 1: Statistics for extremely low
income renter households before the

= 70% spent more than half of their
income on rent.

» There was a shortage of 2.8 million
affordable units.

» Only 38 units were affordable and
available for every 100 households.

million households in search of affordable
rental housing were competing for only 6.2
million affordable units (see Box 1°).

It is important to remember that as dismal as
these statistics are, they do not include the
672,000 individuals who, on any given night,
did not have a place to call home at all,
affordable or otherwise.*

The Inequitable Calm before the Storm

Housing conditions for low income renters were dire even before
the current foreclosure crisis began. Beginning in 1995, a decade
of condo conversions, housing speculation, and gentrification
resulted in a significant 17% shrinkage in the number of units
affordable to renters earning less than $16,000." Illustrating the
scarcity of affordable units, the Department of Housing and
Urban Development (HUD) estimated that nearly 6.0 million

! Joint Center for Housing Studies of Harvard University. (2006). America’s
rental housing: Homes for a diverse nation. Cambridge, MA: Author.

The Crisis at Hand

The unemployment and foreclosure crises have only exacerbated
the difficulties that low income households have historically
encountered in their search for decent, affordable rental housing.

2 U.S. Department of Housing and Urban Development, Office of Policy
Development and Research. (2007, May). Affordable housing needs 2005:
Report to Congress. Washington, DC: Author.

® Statistics in Box 1 are from NLIHC tabulations of the 2007 American
Community Survey PUMS housing file.

* Sermons, M.W., & Henry, M. (2009, January). Homelessness counts:
Changes in homelessness from 2005 to 2007. Washington, DC: National
Alliance to End Homelessness.
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Unemployment: Falling home values, tight credit markets, and a
contraction in consumer spending have resulted in the highest

result

monthly unemployment rate (8.1%) in 25 years. In the last 12

months, the economy has shed 4.2 million
jobs, and the ranks of the unemployed have
swelled by 5.0 million.”

There is ample evidence that today’s
recession is hitting those at the lower end of
the economic spectrum particularly hard.
Unemployment is running at 12.6% for those
without a high school degree, and many of
the layoffs have occurred in non-professional
industries like manufacturing, construction,
and retail trade that, in good times, often
provide wage income for poor households.”

Underemployment is on the rise, as well. The
number of individuals working part-time
either because their hours have been cut or

because they could not find a full-time job has nearly doubled in
the last year alone, growing from 4.8 million to 8.6 million

workers.’

Joblessness and underemployment will force some families into
poverty. Should the unemployment rate rise as high as it has in
past recessions, it is estimated that as many as 1.5 million people

® Bureau of Labor Statistics. (2009, March). The employment situation:
February 2009. Washington, DC: U.S. Department of Labor.

® Ibid.
" Ibid.

Box 2: Measures of the current crises:

= The unemployment rate has
increased from 4.8% to 8.1% in the
last 12 months, increasing the
number of unemployed workers by
5.0 million.

= The number of “involuntary” part-time
workers has risen to 8.6 million.

= An estimated 40% of foreclosures
displace renter households.

= The number of renter households
has grown by 2.2 million in the last
two years, while the number of
owners has contracted.

= As many as 1.5 million additional
people could experience
homelessness in the next two years.

could experience homelessness in the next two years as a direct

Foreclosure and the Rental Market: Millions
of homes have gone through foreclosure in
the last several years, and many more are
expected to follow as the economy continues
to slump. Home sales and median values have
plummeted, and conventional wisdom
indicates that in many former bubble markets,
homeownership is much more affordable
today than just a few years ago.

Foreclosure’s impact on the rental market is
less clear. Anecdotal evidence suggests that
some homeowners “underwater” on their
mortgage are opting to rent their homes rather
than sell them for a loss. These homes are
increasing the overall number of units for rent
in many markets, but because the owners

need to cover the cost of an inflated mortgage, these units are
unlikely to meet the demand for low-cost rentals.

Any increase in the supply of units for rent on the “shadow

market” may be offset by the actions of lenders, who often empty
foreclosed homes of their occupants and leave them vacant after
the owners or renters are evicted. Beyond contributing to a sense

of disinvestment in the surrounding community, this practice
simultaneously takes units off the market and increases the pool

of households actively looking for rental housing.

& National Alliance to End Homelessness. (2009, Jan. 23). Homelessness
looms as potential outcome of recession. Washington, DC: Author.
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Competition not just for rental housing — but for low-cost rental
housing — could become particularly fierce because an estimated
40% of the households displaced by foreclosure are renters.’
Since renters commonly have lower incomes than owners,
evicted renters will increase the demand for low-cost units and be
more likely to struggle finding affordable housing after an
eviction.

It is clear that, whether by choice or necessity, a growing number
of American households are renting. Between the fourth quarter
of 2006 and the same quarter in 2008, the number of owner-
occupied households dipped by 255,000 while the number of
renter households grew by 2.2 million.*

Given the increase in the number of households seeking rental
housing and the dramatic slowdown in housing production today,
it follows that nominal rents would at least remain level if not rise
in many markets, as was the case in 2008 for 13 of the 14 largest
metropolitan areas in the country.*!

® Pelletiere, D. (2009, January). Renters in foreclosure: Defining the problem,
identifying solutions. Washington, DC: National Low Income Housing
Coalition.

19U.S. Census Bureau. Housing vacancies and homeownership (CPS/HVS)
fourth quarter 2008, historic tables, table 8. Washington, DC: Author.
Retrieved and tabulated on February 17, 2009 from
http://www.census.gov/hhes/www/housing/hvs/historic/files/histtab8.xls.

1 Of the 14 metropolitan areas covered by the Consumer Price Index (CPI),
the rent of a primary residence rose in all but Detroit. Data are from the
Bureau of Labor Statistics, CPI — All Urban Consumers through December
2008. Retrieved and tabulated February 17, 2009 from
http://www.bls.gov/cpi/.

Average rents will fall in some areas, and markets in which both
home values and rents are declining are likely bearing the brunt
of the economic crisis.* In these areas — Las Vegas, Phoenix,
parts of California and Florida — rising unemployment suggests
that few households will have the means or the motivation to take
advantage of these lower housing costs. It is important to
remember that increased affordability occurs only when rents fall
relative to incomes.

How Much is Enough?

Given the instability that characterizes housing and job markets
today and the subsequent dislocation that often accompanies job
loss and foreclosure, many people will be in search of an
affordable place to live in 2009. Unfortunately, low income
households will be competing for a pool of low-cost units that
was insufficient to meet demand in the first place.

For the family who has to relocate to a new community to find
work — or for the family who has been displaced by foreclosure
and wants to remain in the same town — Out of Reach answers
two questions:

1. How much will I have to earn to be reasonably assured of
finding an affordable rental unit?

2. At prevailing wage levels, will a full-time job allow me to
find a home I can afford?

12 Elphinstone, J.W. (2009, Feb. 8). “It’s not every place where rents are
dropping.” San Francisco Chronicle, p. N-2.
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The Housing Wage answers the first question. It represents the
full-time*® hourly wage one would need to earn in order to pay
what HUD estimates to be the Fair Market Rent (FMR) for an

apartment, spending no more than 30% of
income on housing costs.

To answer the second question, Out of Reach
compares the Housing Wage to local wage
and income levels for every county,
metropolitan area, state, and nonmetropolitan
portion of every state in the country.
Following are some of the top-level findings.

Findings

A household must earn the equivalent of
$37,105 in annual income to afford the
national average two-bedroom FMR of $928
per month.** Assuming full-time, year-round
employment, this translates into a national
Housing Wage of $17.84 in 20009.

B Full-time work is defined as 2,080 hours per year (40 hours each week for
52 weeks). For households that cannot work 40 hours per week, this is a
conservative estimate because the required income must be earned in fewer

Box 3: State-Level Findings

= |n 30 states, more than two full-time
minimum wage jobs are required to
afford the two-bedroom FMR.

= |n 17 states, a household must work
at least 50 hours at the average
renter wage to afford the two-
bedroom FMR.

= |n 34 states, an ELI household
cannot afford to spend more than
$500 per month on rent and utilities.

= |n 15 states, the FMR for an
efficiency exceeds the entire monthly
SSI payment.

= |n 11 states, a household must work
at least two full-time jobs at the
minimum wage to afford the two-
bedroom FMR in the state’s
combined nonmetropolitan areas.

hours. For households working more than 40 hours per week, the Housing

Wage is actually lower than is stated here. The average employee works
roughly 33 hours per week (Bureau of Labor Statistics. (2009, March). The
employment situation: February 2009. Washington, DC: U.S. Department of

Labor).

1 The data contained in this printed version are supplemented by additional
data online, such as the Housing Wages for an array of apartment sizes (0-4

bedrooms).
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Minimum Wage: In all but 10 states, the minimum wage in effect
in the first part of 2009 is greater than at the same time last year,
in many cases because the federal minimum increased to $6.55 in

the summer of 2008." As a result, the
discrepancy between the minimum wage and
many state Housing Wages narrowed.
Despite this progress, the number of full-time
jobs that a household must work at the
prevailing state minimum wage to afford the
average two-bedroom FMR ranges from 1.4
jobs (Puerto Rico) to 4.1 jobs (Hawaii). In
other words, in no state can an individual
working full-time at the minimum wage
afford a two-bedroom apartment for his or
her family. In fact, there is no county in the
U.S. where even a one-bedroom unit at the
FMR is affordable to someone working full-
time at the minimum wage.

Renter Wage: At the average renter wage of
$14.69, a household must work 49 hours to
afford the national average two-bedroom
FMR. Ninety-one hours, or roughly 2.3 full-

time jobs, are required at Hawaii’s renter wage to afford the
state’s two-bedroom FMR, while only 39 hours are required in
Texas and the District of Columbia.

ELI Households: HUD defines an ELI household as one that
earns 30% or less of the Area Median Income (AMI). Thirty
percent of the national average AMI is roughly $19,596, which,

15 See Appendix A for guidance on how to adjust the statistics in Out of Reach

for the increase in the minimum wage scheduled to take effect on 7/24/09.
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assuming a household spends no more than 30% of its income on
housing, implies that an ELI household could afford no more
than $490 in monthly rent. Compared to the national two-
bedroom FMR of $928, the rent affordable to an ELI household
is barely half, which illustrates the true disparity between
prevailing and affordable rents for ELI households.

Supplemental Security Income: Roughly 7.5 million individuals
receive Supplemental Security Income (SSI) because they are
elderly, blind, or disabled and have few economic resources.
With the maximum federal monthly payment of $674 in 2009, *°
an SSI recipient could afford rent of only $202. SSI is the only
source of income for more than half of all recipients.'’

Nonmetropolitan Areas: For each state, Out of Reach combines
the data for counties that are not included in a metropolitan area
and calculates the Housing Wage and related statistics for this
combined area. Although housing is often less expensive in rural
areas than in big cities, their lower wages often do not make
renting any more affordable. To illustrate, the average
nonmetropolitan FMR of $626 is roughly two-thirds of the
national FMR ($928), but the same relationship applies to the
renter wages. Thus, roughly equivalent to the national statistic,
the average national nonmetropolitan FMR is affordable only by
working 48 hours at the average renter wage in these areas.

18 Because SSI payments are reduced for beneficiaries who report other
sources of income, the average federal payment in January 2009 was $474.
However, 46 states supplement the federal payment for all or a subset of
recipients, depending on the state. See Appendix A and Social Security
Administration. (2009, February). SSI monthly statistics, January 2009.
Washington, DC: Author.

17 Social Security Administration. (2008, September). SSI annual statistical
report, 2007. Washington, DC: Author.

Conclusions

Before the housing bubble burst, the country had a real demand
for affordable rental housing that the private market could not
meet: There was an absolute shortage of 2.8 million units
affordable to ELI households. And since many of the units that
were affordable were occupied by households with higher
incomes, the actual shortage of affordable and available units was
5.5 million.'®

As in previous years, the statistics presented in Out of Reach
2009 show that in both urban and rural areas from coast to coast,
decent housing is affordable for low-wage workers only if they
are able to work significant overtime or hold down multiple jobs.

The foreclosure and economic crises have only widened the
persistent gulf between affordable rents and the incomes of low-
wage workers, both by increasing the demand for low-cost units
and by decreasing the opportunities for families to make ends
meet through gainful employment.

With the information provided in Out of Reach, advocates can
clearly demonstrate the inability of low-wage employment to
provide stable, decent housing for low income families.
Measuring the distance between prevailing wages and the
Housing Wage not only draws attention to the problem today, but
it also tells us how long the bridge must be to span the gulf and
end the affordable housing crisis.

18 NLIHC tabulations of the 2007 American Community Survey PUMS
housing file.
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The Numbers in this Report

As in past years, Out of Reach 2009 relies on data from HUD, the
U.S. Census Bureau, the U.S. Department of Labor, and the
Social Security Administration to make its case. See Appendix A
for a detailed explanation of data sources and methodologies.
The FMR on which the Housing Wage is based is HUD’s best
estimate of what a household seeking a modest rental unit in a
short amount of time can expect to pay for rent and utilities in
the current market. Thus, the FMR is an estimate of what a
family moving today can expect to pay for a modest rental home,
not what current renters are paying on average. See Appendix B
for information on how HUD calculates the FMR.

Readers are cautioned against comparing statistics in one edition
of Out of Reach with those in another. In recent years, HUD has
changed its methodology for calculating FMRs and incomes. The
new methodology is thought to be an improvement on past
practices, but it can introduce more year-to-year variability into
the data. For this reason and others (e.g., changes to the
metropolitan area definitions), readers should not compare this
year’s data to previous editions of Out of Reach and
automatically assume that differences reflect actual market
dynamics. Please consult the appendices and NLIHC research
staff for assistance interpreting the data.

The data in this report, as well as additional materials and data,
can be found online at www.nlihc.org/oor2009/.
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Most Expensive Jurisdictions

Housing Wage for

Housing Wage for
Two-Bedroom FMR

States’ Two-Bedroom FMR Counties

Hawaii $29.53 Nantucket County, MA
California $24.83 Marin County, CA

New York $23.21 San Francisco County, CA
New Jersey $23.12 San Mateo County, CA
Massachusetts $22.97 Honolulu County, HI
Connecticut $21.60 Westchester County, NY
Maryland $21.27 Santa Cruz County, CA
Florida $19.60 Nassau County, NY

New Hampshire $19.51 Suffolk County, NY
Alaska $19.47 Orange County, CA

$32.13
$31.88
$31.88
$31.88
$31.37
$30.96
$30.58
$30.40
$30.40
$29.73

Housing Wage for

Housing Wage for
Two-Bedroom FMR

Metropolitan Areas Two-Bedroom FMR Combined Nonmetro Areas
Stamford-Norwalk, CT HMFA $32.75 Massachusetts
San Francisco, CA HMFA $31.88 Hawaii
Honolulu, HI MSA $31.37 Alaska
Westchester County, NY $30.96 Connecticut
Santa Cruz-Watsonville, CA MSA $30.58 New Hampshire
Nassau-Suffolk, NY HMFA $30.40 California
Orange County, CA HMFA $29.73 Maryland
Danbury, CT HMFA $28.94 Nevada
Oxnard-Thousand Oaks-Ventura, CA MSA $28.88 Colorado

San Diego-Carlsbad-San Marcos, CA MSA * $27.27 Vermont

LExcludes the District of Columbia.

?Excludes metropolitan counties in New England.
* 50th percentile FMR (See Appendix A).
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$29.19
$24.26
$20.86
$17.69
$17.45
$16.95
$16.62
$15.81
$15.77
$15.68



Growth of the Two-Bedroom Housing Wage, 2000-2009

Percent Change,
States' 2000-2009
Hawaii 83.9%
Rhode Island 64.4%
Louisiana 63.1%
New York 54.1%
Maryland 53.6%
Vermont 52.8%
Florida 50.9%
California 50.6%
New Jersey 48.1%
Wyoming 47.9%
Percent Change,
Metropolitan Areas 2000-2009
New Orleans-Metairie-Kenner, LA MSA 89.0%
Honolulu, HI MSA 87.3%
Riverside-San Bernardino-Ontario, CA MSA 78.0%
Brockton, MA HMFA 74.0%
Midland, TX MSA 71.3%
Lowell, MA HMFA 69.7%
Los Angeles-Long Beach, CA HMFA 69.5%
New Bedford, MA HMFA 68.6%
Odessa, TX MSA 67.8%
Westchester, NY County 66.5%

L Excludes the District of Columbia.

?Excludes metropolitan counties in New England.

Percent Change,
Counties 2000-2009
Starr County, TX 99.7%
Jefferson Parish, LA 89.0%
Orleans Parish, LA 89.0%
Plaguemines Parish, LA 89.0%
St. Bernard Parish, LA 89.0%
St. Charles Parish, LA 89.0%
St. John the Baptist Parish, LA 89.0%
St. Tammany Parish, LA 89.0%
Honolulu County, HI 87.3%
Choctaw County, OK 86.5%
Percent Change,
Combined Nonmetro Areas 2000-2009
Hawaii 72.6%
Maryland 51.6%
Massachusetts 51.3%
California 50.5%
Florida 49.9%
New Hampshire 48.5%
Puerto Rico 47.6%
New York 47 4%
Vermont 47.1%
Oklahoma 46.8%
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States Ranked by Two-Bedroom Housing Wage

Housing Wage for

Rank State Two-Bedroom FMR
52  Hawaii $29.53
51  California $24.83
50  District of Columbia $24.77
49  New York $23.21
48  New Jersey $23.12
47  Massachusetts $22.97
46  Connecticut $21.60
45  Maryland $21.27
44 Florida $19.60
43 New Hampshire $19.51
42  Alaska $19.47
41  Nevada $18.96
40  Rhode Island $18.76
39  Virginia $18.20
38  Delaware $17.75
37  Vermont $17.57
36 llinois $17.17
35  Washington $16.81
34 Colorado $16.48
33 Arizona $16.07
32 Texas $15.38
31  Pennsylvania $15.37
30  Minnesota $15.12
29  Maine $15.07
28  Louisiana $15.07
27  Georgia $14.66

National Low Income Housing Coalition *

Housing Wage for

Rank State Two-Bedroom FMR
26 Oregon $14.54
25  Michigan $14.36
24 Wisconsin $14.31
23 Utah $14.16
22 Indiana $13.41
21 North Carolina $13.33
20  Ohio $13.14
19  Wyoming $13.11
18  South Carolina $12.98
17 New Mexico $12.90
16 Missouri $12.89
15 Idaho $12.87
14 Tennessee $12.84
13 Mississippi $12.62
12 Nebraska $12.61
11  Kansas $12.55
10  Oklahoma $12.41
9  Montana $12.33
8 lowa $12.10
7 Alabama $12.05
6  Kentucky $12.01
5  South Dakota $11.54
4 Arkansas $11.42
3 West Virginia $11.36
2 North Dakota $10.88
1 Puerto Rico $9.28
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Where the Numbers Come From

Divide income needed to
afford FMR ($27,200) by 52

Divide 2009 two-
bedroom FMR by
Census 2000 base
rent (HUD) ($680 /
$503 = 1.35). Then
subtract 1 and multiply
by 100 ((1.35- 1) x

Multiply Annual AMI by .3 to get maximum
amount that can be spent on housing for it
to be affordable ($61,500 x .3 = $18,450).
Divide by 12 to obtain monthly amount
($18,450/ 12 = $1,538).

HUD median family income

Divide number of renter
households by total number of
households (U.S. Census 2000)
(100,654 / 287,012 = .35). Then
multiply by 100 (.35 x 100 = 35%).

Average wage reported by the
Bureau of Labor Statistics for
2007, adjusted to reflect the
income of renter households
relative to all households in
Any County, and projected to

(weeks per year) and then 100 = 35%). estimate based on data from U.S. Census 2000 April 1, 2009. See Appendix A.
by 40 (hours per work Census 2000 and the 2005-07 — :
week) ($27,200 / 52 = $523; American Community Survey.
$523 /40 = $13.08).
FY09 Housing Costs Area Median Income (AMI) Renter Households Fullti
. ull-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed wage needed Rent affordable %oftotal meanrenter affordable needed to
necessary to % change bedroogn to afford to afford 2 BR Annual affordable 30% at 30% Number households  hourly wage atmean afford 2 BR
afford 2BRFMR  since 2000 FMR 2BRFMR FMR AMI 2 at AMI of AMI of AMI (2000) (2000) (2009) wage FMR
Any County $13.08 3% | $680 $27,200 20 | se1s00  s1538 | $18450  s61 | 100654 5% $13.23 $688 10

Developed by HUD
annually. See Appendix B.

Multiply Annual AMI by .3
($61,500 x .3 = $18,450).

Calculate annual income by
multiplying mean renter wage by 40

(hours per week) and 52 (weeks per

Multiply the FMR by 12 to get yearly rental cost
($680 x 12 = $8,160). Then divide by .3 to
determine the total income needed to afford
$8,160 per year in rent ($8,160 / .3 = $27,200).

Multiply 30% of Annual AMI by .3 to
get maximum amount that can be
spent on housing for it to be affordable
($18,450 x .3 = $5,535). Divide by 12
to obtain monthly amount ($5,535 / 12

Divide income needed to afford the
FMR by 52 (weeks per year)
($27,200 / 52 = $523). Then divide
by $6.55 (Any State's minimum
wage) ($523 / $6.55 = 80 hours).
Finally, divide by 40 (hours per work
week) (80 / 40 = 2.0 full-time jobs).

= $461).

year) ($13.23 x 40 x 52 = $27,518).
Multiply by .3 to determine
maximum amount that can be spent
on rent ($27,518 x .3 = $8,255).
Divide by 12 to obtain monthly
amount ($8,255 / 12 = $688).

Divide income needed to afford the FMR by
52 (weeks per year) ($27,200 / 52 = $523).
Then divide by $13.23 (Any County's mean
renter wage) ($523 / $13.23 = 40 hours).
Finally, divide by 40 (hours per work week)
(40 / 40 = 1.0 full-time jobs).

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable" rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted
using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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How to Use the Numbers

The Housing
Wage in

2009 is 35%
higher than it

A renter household needs
one full-time job paying
$13.08 per hour in order for

For a family earning the Area Median
Income, monthly rent of $1,538 or less is
affordable.

In 2000, renter households
represented 35% of all
households in Any County.

The estimated mean
(average) renter wage in Any

, was in 2000. In 2000, there were 100,654 County is $13.23 in 2009.
a two-bedroom unit at the The annual median family renter households in Any
Fair Market Rent to be income in Any County is $61,500. County.
affordable.
FY09 Housing Costs Area Median Income (AMI) Renter Households Fullti
. ull-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed wage needed Rent affordable %oftotal meanrenter affordable needed to
necessary to % change bedroogn to afford to afford 2 BR Annual affordable 30% at 30% Number households  hourly wage atmean afford 2 BR
afford 2 BRFMR ~ since 2000 FMR 2BRFMR FMR AMI 2 at AMI of AMI of AMI (2000) (2000) (2009) wage FMR
Any County $13.08 B | 9680 $27,200 20 | se1s00  s1538 | $18450  s61 | 100654 5% $13.23 $688 10

The Fair Market Rent for a
two-bedroom rental unit in
Any County is $680.

A renter household needs an annual income of
$27,200 in order for a two-bedroom rental unit at

the Fair Market Rent to be affordable.

In Any County, an Extremely
Low Income family (30% of
AMI) earns $18,450 annually.

For an Extremely Low Income family
earning 30% of the Area Median
Income, monthly rent of $461 or less is

affordable.

A renter household needs 2.0 full-
time jobs paying the minimum wage
in order to afford a two-bedroom
rental unit at the Fair Market Rent.

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).

If one wage-earner holds a full-
time job paying the mean renter
wage, a household could afford
to spend as much as $688 in
monthly rent.

A renter household needs 1.0 full-time jobs
paying the mean renter wage in order to
afford a two-bedroom rental unit at the Fair
Market Rent.

3: "Affordable" rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted

using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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State Summary Table FY09 Housing Costs Area Median Income (AMI) Renter Households Fulli
. ull-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed  wage needed Rent affordable %oftotal meanrenter affordable  needed to

necessaryto % change bedroorln toafford  to afford 2 BR Annual2 affordable3 30% . at 30% Number  households  hourly Wage at mean afford 2 BR
afford 2 BR FMR  since 2000 FMR 2BRFMR FMR AMI at AMI of AMI ~ of AMI (2000) (2000) (2009) wage FMR
Alabama $12.05 3% $627 $25,060 1.8 $53,669  $1,342 $16,101  $403 478,394 28% $10.77 $560 11
Alaska $19.47 34% $1,013 $40,504 2.7 $76,032  $1,901 $22,810  $570 83,097 3% $15.28 $795 13
Arizona $16.07 30% $835 $33,419 2.2 $60,964  $1,524 $18,289  $457 607,690 32% $13.96 $726 12
Arkansas $11.42 34% $594 $23,757 1.7 $49,960  $1,249 $14,988  $375 319,238 31% $11.14 $579 1.0
California $24.83 51% $1,291 $51,654 31 $72,595  $1.815 $21,779  $544 4,956,633 43% $17.52 $911 14
Colorado $16.48 16% $857 $34,277 2.3 $72,062  $1,802 $21,619  $540 541,933 33% $15.08 $784 11
Connecticut $21.60 44% $1,123 $44,938 2.7 $87,678  $2,192 $26,303  $658 431,928 33% $17.58 $914 12
Delaware $17.75 44% $923 $36,917 25 $70885  $1,772 $21,266  $532 82,690 28% $15.64 $813 11
District of Columbia $24.77 51% $1,288 $51,520 33 $102,700  $2,568 $30,810  $770 147,122 59% $25.41 $1,321 1.0
Florida $19.60 51% $1,019 $40,776 2.7 $59,287  $1,482 $17,786  $445 1,896,218 30% $13.58 $706 14
Georgia $14.66 25% $762 $30,491 2.2 $61,634  $1,541 $18490  $462 977,076 33% $14.08 $732 1.0
Hawaii $29.53 84% $1,536 $61,428 41 $76,565  $1,914 $22970  $574 175,457 44% $13.03 $678 2.3
Idaho $12.87 29% $669 $26,775 2.0 $56,649  $1416 $16,995  $425 129,732 28% $10.36 $539 12
Ilinois $17.17 33% $893 $35,723 2.2 $69,914  $1,748 $20,974  $524 1,502,655 33% $15.33 $797 11
Indiana $13.41 29% $697 $27,892 2.0 $61,313  $1,533 $18,394  $460 667,223 29% $11.90 $619 11
lowa $12.10 26% $629 $25,162 17 $62,405  $1,560 $18,722  $468 317,849 28% $11.00 $572 11
Kansas $12.55 2% $653 $26,112 1.9 $60,685  $1,517 $18,206  $455 319,018 31% $12.02 $625 1.0
Kentucky $12.01 34% $624 $24,974 1.8 $53,550  $1,339 $16,065  $402 465,349 29% $11.10 $577 11
Louisiana $15.07 63% $784 $31,349 23 $53,681  $1,342 $16,104  $403 531,058 32% $12.05 $626 13
Maine $15.07 41% $784 $31,352 21 $59,496  $1,487 $17,849  $446 147,280 28% $10.62 $552 14
Maryland $21.27 54% $1,106 $44,232 32 $87,935  $2,198 $26,380  $660 627,639 32% $14.80 $770 14
Massachusetts $22.97 46% $1,194 $47,769 29 $83281  $2,082 $24,984  $625 935,332 38% $18.43 $958 12
Michigan $14.36 28% $747 $29,864 1.9 $65216  $1,630 $19,565  $489 992,315 26% $12.88 $670 11
Minnesota $15.12 25% $786 $31,458 2.3 $74,456  $1,861 $22,337  $558 482,403 25% $12.76 $664 12
Mississippi $12.62 44% $656 $26,248 1.9 $46,844  $1,171 $14,053  $351 289,283 28% $10.07 $523 13
Missouri $12.89 32% $670 $26,809 1.8 $59,990  $1,500 $17,997  $450 652,284 30% $12.41 $645 1.0
Montana $12.33 33% $641 $25,649 1.8 $55,758  $1,394 $16,727  $418 110,967 31% $9.71 $505 13
Nebraska $12.61 28% $656 $26,231 1.9 $62,108  $1,553 $18,632  $466 216,878 33% $11.25 $585 11
Nevada $18.96 38% $986 $39,438 2.8 $66,032  $1,651 $19,810  $495 293,920 39% $14.67 $763 13
New Hampshire $19.51 47% $1,015 $40,583 2.7 $77,533  $1,938 $23260  $581 143,823 30% $14.35 $746 14
New Jersey $23.12 48% $1,202 $48,087 32 $84,855  $2,121 $25457  $636 1,053,347 34% $17.26 $897 13
New Mexico $12.90 25% $671 $26,839 17 $52,939  $1,323 $15882  $397 203,536 30% $11.51 $598 11
New York $23.21 54% $1,207 $48,282 32 $70,477  $1,762 $21,143  $529 3,317,613 47% $23.01 $1,196 1.0
North Carolina $13.33 2% $693 $27,736 2.0 $57,555  $1,439 $17,266  $432 959,743 31% $12.62 $656 11
North Dakota $10.88 30% $566 $22,631 1.7 $60,230  $1,506 $18,069  $452 85,842 33% $10.39 $540 1.0
Ohio $13.14 2% $683 $27,326 1.8 $62,073  $1,552 $18,622  $466 1,373,259 31% $12.24 $637 11
Oklahoma $12.41 41% $646 $25,821 1.9 $52,877  $1,322 $15863  $397 424,152 32% $11.65 $606 11
Oregon $14.54 24% $756 $30,235 17 $61,960  $1,549 $18588  $465 476,833 36% $13.08 $680 11
Pennsylvania $15.37 40% $799 $31,969 21 $66,000  $1,650 $19,800  $495 1,370,836 29% $13.40 $697 11
Puerto Rico $9.28 44% $483 $19,304 14 $22,946 $574 $6,884  $172 341,614 2% $7.33 $381 13
Rhode Island $18.76 64% $976 $39,021 25 $73339  $1,833 $22,002  $550 163,274 40% $12.01 $624 1.6
South Carolina $12.98 32% $675 $26,992 2.0 $55240  $1,381 $16,572  $414 426,235 28% $11.07 $576 12

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable" rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted
using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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State Summary Table FY09 Housing Costs Area Median Income (AMI) Renter Households Fulli
. ull-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed  wage needed Rent affordable %oftotal meanrenter affordable  needed to

necessaryto % change bedroorln toafford  to afford 2 BR Annual2 affordable3 30% . at 30% Number  households  hourly Wage at mean afford 2 BR
afford 2 BR FMR  since 2000 FMR 2BRFMR FMR AMI at AMI of AMI ~ of AMI (2000) (2000) (2009) wage FMR
South Dakota $11.54 29% $600 $23,999 1.8 $56,773  $1,419 $17,032  $426 92,338 32% $9.71 $505 1.2
Tennessee $12.84 31% $668 $26,717 2.0 $54,881  $1,372 $16,464  $412 671,444 30% $12.43 $647 1.0
Texas $15.38 31% $800 $31,987 2.3 $58,520  $1,463 $17,556  $439 2,676,060 36% $15.79 $821 1.0
Utah $14.16 24% $736 $29,459 2.2 $64,548  $1,614 $19,364  $484 199,622 28% $11.75 $611 12
Vermont $17.57 53% $914 $36,553 2.2 $65,605  $1,640 $19,682  $492 70,857 29% $11.31 $588 16
Virginia $18.20 47% $946 $37,850 2.8 $74969  $1,874 $22,491  $562 861,215 32% $15.43 $802 12
Washington $16.81 26% $874 $34,964 2.0 $71582  $1,790 $21475  $537 804,413 35% $14.71 $765 11
West Virginia $11.36 40% $591 $23,631 1.6 $48573  $1,214 $14572  $364 182,855 25% $9.54 $496 12
Wisconsin $14.31 31% $744 $29,761 2.2 $66,992  $1,675 $20,097  $502 657,884 32% $12.11 $629 12
Wyoming $13.11 48% $682 $27,277 2.0 $64,394  $1,610 $19,318  $483 58,120 30% $12.58 $654 1.0

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable" rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted
using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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Alabama

In Alabama, the Fair Market Rent (FMR) for a two-bedroom apartment is $627. In order to afford this level of rent and
utilities — without paying more than 30% of income on housing — a household must earn $2,088 monthly or $25,060
annually. Assuming a 40-hour work week, 52 weeks per year, this level of income translates into a Housing Wage of:

$12.05 I

In Alabama, a minimum wage worker earns an hourly wage of $6.55. In order to afford the FMR for a two-bedroom
apartment, a minimum wage earner must work 74 hours per week, 52 weeks per year. Or a household must include 1.8
minimum wage earners working 40 hours per week year-round in order to make the two-bedroom FMR affordable.

In Alabama, the estimated mean (average) wage for a renter is $10.77. In order to afford the FMR for a two-bedroom
apartment at this wage, a renter must work 45 hours per week, 52 weeks per year. Or, working 40 hours per week year-
round, a household must include 1.1 workers earning the mean renter wage in order to make the two-bedroom FMR
affordable.

Monthly Rent Affordable to Selected Income
Levels Compared with Two-Bedroom FMR
7 | Gap between
Two Bedroom FMR | $627 Rent Affordable
$1,342 and FMR

Median Income Household
Mean Renter Wage Earner Mean Renter Wage Earner $67
Extremely Low Income Household Extremely Low Income Household ~ $224
Minimum Wage Earner Minimum Wage Earner ~ $286

Supplemental Security Inc. Recipient Supplemental Security Inc. Recipient ~ $425

$0 $500 $1,000 $1,500
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Alabama

FY09 Housing Costs Area Median Income (AMI) Renter Households .
Housing Wage o ‘ Full-time
Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed  wage needed Rent affordable %oftotal meanrenter affordable  needed to
necessary to % change bedroogn toafford  to afford 2 BR Annualz aﬁordabl% 30% . at 30% Number  households  hourly wage atmean  afford 2 BR
afford 2 BRFMR ~ since 2000 FMR 2BRFMR FMR AMI at AMI of AMI ~ of AMI (2000) (2000) (2009) wage FMR
Alabama $12.05 3% | $627 $25,060 18 | $53,669  $1,342 | $16,101  $403 | 478,394 28% $10.77 $560 11
Combined Nonmetro Areas $10.41 39% | $541 $21,655 1.6 | $46,200  $1,155 | $13,860  $347 | 121,163 24% $8.87 $461 1.2
Metropolitan Areas
Anniston-Oxford MSA $10.81 36% $562 $22,480 17 $51,000  $1,275 $15300  $383 12,462 28% $8.92 $464 1.2
Auburn-Opelika MSA $11.92 36% $620 $24,800 18 $59,900  $1,498 $17,970  $449 17,326 38% $6.17 $321 1.9
Birmingham-Hoover HMFA $13.42 38% $698 $27,920 2.0 $60,900  $1,523 $18270  $457 107,282 29% $13.69 $712 1.0
Chilton County HMFA $11.15 46% $580 $23,200 17 $50,600  $1,265 $15,180  $380 2,716 18% $7.84 $408 14
Columbus MSA $12.31 34% $640 $25,600 19 $51,000 $1,275 $15300  $383 7,413 38% $11.19 $582 11
Decatur MSA $11.13 36% $579 $23,160 17 $55,100 $1,378 $16,530  $413 14,013 25% $10.53 $547 11
Dothan HMFA $10.21 36% $531 $21,240 16 $51,100 $1,278 $15330  $383 12,972 28% $9.39 $488 11
Florence-Muscle Shoals MSA $11.04 36% $574 $22,960 17 $51,400  $1,285 $15420  $386 15,111 26% $7.63 $397 14
Gadsden MSA $10.96 35% $570 $22,800 17 $46,100  $1,153 $13,830  $346 10,658 26% $9.00 $468 1.2
Henry County HMFA $9.88 44% $514 $20,560 15 $46,700  $1,168 $14,010  $350 1,246 19% $8.22 $428 1.2
Huntsville MSA $12.27 36% $638 $25,520 1.9 $67,500  $1,688 $20,250  $506 38,744 29% $12.22 $636 1.0
Mobile MSA $12.90 36% $671 $26,840 2.0 $49,500  $1,238 $14,850  $371 46,777 31% $10.59 $551 1.2
Montgomery MSA $13.58 36% $706 $28,240 2.1 $57,700  $1,443 $17,310  $433 39,053 30% $10.68 $555 13
Tuscaloosa MSA $13.35 36% $694 $27,760 2.0 $55,000 $1,375 $16,500  $413 25,787 34% $9.30 $484 14
Walker County HMFA $10.88 46% $566 $22,640 17 $46,000  $1,150 $13,800  $345 5671 20% $8.54 $444 13
Counties
Autauga County $13.58 36% $706 $28,240 2.1 $57,700 $1,443 $17,310  $433 3,068 19% $9.65 $502 14
Baldwin County $14.10 36% $733 $29,320 2.2 $58,200  $1,455 $17,460  $437 11,300 20% $9.79 $509 14
Barbour County $9.96 36% $518 $20,720 15 $40,500  $1,013 $12,150  $304 2,794 27% $7.05 $366 14
Bibb County $13.42 38% $698 $27,920 2.0 $60,900  $1,523 $18270  $457 1,470 20% $8.45 $440 1.6
Blount County $13.42 38% $698 $27,920 2.0 $60,900  $1,523 $18270  $457 3,181 17% $7.86 $409 17
Bullock County $10.15 36% $528 $21,120 1.6 $30,600 $765 $9,180  $230 1,019 26% $7.97 $414 13
Butler County $10.15 36% $528 $21,120 1.6 $40,000  $1,000 $12,000  $300 2,000 24% $6.88 $358 15
Calhoun County $10.81 36% $562 $22,480 17 $51,000 $1,275 $15300  $383 12,462 28% $8.92 $464 12
Chambers County $9.88 42% $514 $20,560 15 $45,800 $1,145 $13,740  $344 3,530 24% $8.58 $446 12
Cherokee County $10.35 36% $538 $21,520 16 $47,000 $1,175 $14,100  $353 1,777 18% $8.51 $442 12
Chilton County $11.15 46% $580 $23,200 17 $50,600  $1,265 $15,180  $380 2,716 18% $7.84 $408 14
Choctaw County $9.88 46% $514 $20,560 15 $40,700  $1,018 $12210  $305 869 14% $11.39 $592 0.9
Clarke County $9.88 36% $514 $20,560 15 $43,600  $1,090 $13,080  $327 1,994 19% $9.95 $517 1.0
Clay County $9.88 36% $514 $20,560 15 $43,400  $1,085 $13,020  $326 1,314 23% $7.37 $383 13
Cleburne County $10.00 36% $520 $20,800 15 $45400  $1,135 $13620  $341 1,094 20% $10.38 $540 1.0
Coffee County $10.19 36% $530 $21,200 1.6 $51,500  $1,288 $15450  $386 4,985 29% $8.06 $419 13
Colbert County $11.04 36% $574 $22,960 17 $51,400  $1,285 $15420  $386 5,455 24% $9.36 $487 1.2
Conecuh County $9.88 46% $514 $20,560 15 $40,100  $1,003 $12,030  $301 1,097 19% $7.02 $365 14
Coosa County $9.88 37% $514 $20,560 15 $46,100 $1,153 $13,830  $346 711 15% $9.02 $469 11

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable” rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted
using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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Alabama FY09 Housing Costs Area Median Income (AMI) Renter Households .
Housing Wage o ‘ Full-time

Full-time jobs jobs at mean

Income at minimum Rent Estimated Rent renter wage

Hourly wage Two- needed  wage needed Rent affordable %oftotal meanrenter affordable  needed to

necessary to % change bedroogn toafford  to afford 2 BR Annualz aﬁordabl% 30% . at 30% Number  households  hourly wage atmean  afford 2 BR
afford 2 BRFMR ~ since 2000 FMR 2BRFMR FMR AMI at AMI of AMI ~ of AMI (2000) (2000) (2009) wage FMR
Covington County $9.88 42% $514 $20,560 15 $42,600 $1,065 $12,780  $320 3,485 22% $8.28 $431 12
Crenshaw County $10.15 36% $528 $21,120 1.6 $40,500 $1,013 $12,150  $304 1,303 23% $7.11 $370 14
Cullman County $10.35 36% $538 $21,520 1.6 $50,200  $1,255 $15,060  $377 6,735 22% $10.14 $527 1.0
Dale County $9.88 39% $514 $20,560 15 $48,300  $1,208 $14,490  $362 6,751 36% $13.70 $713 0.7
Dallas County $10.10 36% $525 $21,000 15 $38,000 $950 $11,400  $285 6,121 34% $7.50 $390 13
DeKalb County $9.88 36% $514 $20,560 15 $45000  $1,125 $13500  $338 5,342 21% $9.32 $484 11
Elmore County $13.58 36% $706 $28,240 2.1 $57,700  $1,443 $17,310  $433 4,230 19% $9.34 $486 15
Escambia County $9.88 42% $514 $20,560 15 $46,200  $1,155 $13,860  $347 3,279 23% $9.30 $483 11
Etowah County $10.96 35% $570 $22,800 17 $46,100 $1,153 $13,830  $346 10,658 26% $9.00 $468 12
Fayette County $9.88 60% $514 $20,560 15 $45,100 $1,128 $13,530  $338 1,707 23% $6.12 $318 16
Franklin County $9.88 43% $514 $20,560 15 $43,300 $1,083 $12,990  $325 3,149 26% $7.68 $399 13
Geneva County $10.21 36% $531 $21,240 1.6 $51,100  $1,278 $15330  $383 2,031 19% $6.96 $362 15
Greene County $13.35 36% $694 $27,760 2.0 $55,000  $1,375 $16,500  $413 959 24% $8.66 $450 15
Hale County $13.35 36% $694 $27,760 2.0 $55,000  $1,375 $16,500  $413 1,269 20% $6.69 $348 2.0
Henry County $9.88 44% $514 $20,560 15 $46,700  $1,168 $14,010  $350 1,246 19% $8.22 $428 1.2
Houston County $10.21 36% $531 $21,240 1.6 $51,100  $1,278 $15330  $383 10,941 31% $9.65 $502 11
Jackson County $9.88 43% $514 $20,560 15 $47,100 $1,178 $14,130  $353 4770 22% $8.51 $442 1.2
Jefferson County $13.42 38% $698 $27,920 2.0 $60,900 $1,523 $18,270  $457 88,283 34% $14.21 $739 0.9
Lamar County $9.88 49% $514 $20,560 15 $42,200 $1,055 $12,660  $317 1,496 23% $8.24 $429 12
Lauderdale County $11.04 36% $574 $22,960 17 $51,400 $1,285 $15420  $386 9,656 27% $6.55 $341 17
Lawrence County $11.13 36% $579 $23,160 17 $55,100  $1,378 $16,530  $413 2,292 17% $11.55 $601 1.0
Lee County $11.92 36% $620 $24,800 18 $59,900  $1,498 $17970  $449 17,326 38% $6.17 $321 1.9
Limestone County $12.27 36% $638 $25,520 1.9 $67,500  $1,688 $20,250  $506 5,605 23% $10.69 $556 11
Lowndes County $13.58 36% $706 $28,240 2.1 $57,700  $1,443 $17,310  $433 813 17% $7.34 $382 1.8
Macon County $10.19 36% $530 $21,200 1.6 $37,000 $925 $11,100  $278 2,928 33% $7.18 $374 14
Madison County $12.27 36% $638 $25,520 1.9 $67,500  $1,688 $20,250  $506 33,139 30% $12.41 $646 1.0
Marengo County $9.88 38% $514 $20,560 15 $45300  $1,133 $13590  $340 1,823 21% $6.76 $352 15
Marion County $9.88 44% $514 $20,560 15 $44,000  $1,100 $13200  $330 2,812 22% $8.50 $442 1.2
Marshall County $10.56 36% $549 $21,960 16 $48,800 $1,220 $14,640  $366 8,224 25% $8.06 $419 13
Mobile County $12.90 36% $671 $26,840 2.0 $49,500  $1,238 $14,850  $371 46,777 31% $10.59 $551 1.2
Monroe County $9.88 46% $514 $20,560 15 $44,100  $1,103 $13230  $331 1,835 20% $9.01 $469 11
Montgomery County $13.58 36% $706 $28,240 2.1 $57,700  $1,443 $17,310  $433 30,942 36% $11.03 $574 1.2
Morgan County $11.13 36% $579 $23,160 17 $55,100  $1,378 $16530  $413 11,721 27% $10.41 $541 11
Perry County $9.88 38% $514 $20,560 15 $33,400 $835 $10,020  $251 1,136 26% $6.97 $363 14
Pickens County $9.88 49% $514 $20,560 15 $42,100  $1,053 $12,630  $316 1,682 21% $6.86 $357 14
Pike County $9.88 46% $514 $20,560 15 $42,800  $1,070 $12,840  $321 3914 33% $7.60 $395 13
Randolph County $9.88 36% $514 $20,560 15 $44300  $1,108 $13290  $332 1,804 21% $8.25 $429 1.2
Russell County $12.31 34% $640 $25,600 1.9 $51,000  $1,275 $15300  $383 7413 38% $11.19 $582 11
Shelby County $13.42 38% $698 $27,920 2.0 $60,900 $1,523 $18,270  $457 10,411 19% $13.00 $676 1.0
St. Clair County $13.42 38% $698 $27,920 2.0 $60,900 $1,523 $18,270  $457 3,937 16% $9.99 $519 13
Sumter County $9.88 49% $514 $20,560 15 $29,600 $740 $8,880  $222 1,579 28% $7.22 $375 14
Talladega County $10.06 36% $523 $20,920 15 $48,000  $1,200 $14,400  $360 7,251 24% $9.78 $509 1.0

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable” rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted
using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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Alabama

FY09

Housing Costs

Area Median Income (AMI)

Renter Households

. Full-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed  wage needed Rent affordable %of total  meanrenter affordable  needed to

necessary to % change bedroogn to afford  to afford 2 BR Annualz aﬁordabl% 30% . at 30% Number  households  hourly waé]e at mean afford 2 BR
afford 2BR FMR  since 2000 FMR 2BRFMR FMR AMI at AMI of AMI ~ of AMI (2000) (2000) (2009) wage FMR
Tallapoosa County $9.94 36% $517 $20,680 15 $48,800 $1,220 $14,640  $366 3,941 24% $7.54 $392 13
Tuscaloosa County $13.35 36% $694 $27,760 2.0 $55,000  $1,375 $16,500  $413 23,559 37% $9.41 $490 14
Walker County $10.88 46% $566 $22,640 17 $46,000  $1,150 $13,800  $345 5,671 20% $8.54 $444 13
Washington County $9.88 46% $514 $20,560 15 $48400  $1,210 $14,520  $363 793 12% $14.15 $736 0.7
Wilcox County $9.88 46% $514 $20,560 15 $28,300 $708 $8,490  $212 799 17% $10.26 $534 1.0
Winston County $9.88 45% $514 $20,560 15 $41500  $1,038 $12,450  $311 2,020 20% $7.33 $381 13

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable” rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted

using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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Alaska

In Alaska, the Fair Market Rent (FMR) for a two-bedroom apartment is $1,013. In order to afford this level of rent and
utilities — without paying more than 30% of income on housing — a household must earn $3,375 monthly or $40,504
annually. Assuming a 40-hour work week, 52 weeks per year, this level of income translates into a Housing Wage of:

$19.47 I

In Alaska, a minimum wage worker earns an hourly wage of $7.15. In order to afford the FMR for a two-bedroom
apartment, a minimum wage earner must work 109 hours per week, 52 weeks per year. Or a household must include 2.7
minimum wage earners working 40 hours per week year-round in order to make the two-bedroom FMR affordable.

In Alaska, the estimated mean (average) wage for a renter is $15.28. In order to afford the FMR for a two-bedroom
apartment at this wage, a renter must work 51 hours per week, 52 weeks per year. Or, working 40 hours per week year-
round, a household must include 1.3 workers earning the mean renter wage in order to make the two-bedroom FMR
affordable.

Monthly Rent Affordable to Selected Income
Levels Compared with Two-Bedroom FMR

7 I I Gap between
Two Bedroom FMR | $1,013 Rent Affordable

$1,901 and FMR

Median Income Household
Mean Renter Wage Earner Mean Renter Wage Earner $218
Extremely Low Income Household Extremely Low Income Household $443

Minimum Wage Earner Minimum Wage Earner $641

Supplemental Security Inc. Recipient $202 Supplemental Security Inc. Recipient ~ $811

$0 $500 $1,000 $1,500 $2,000
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Alaska

FY09

Housing Costs

Area Median Income (AMI)

Renter Households

. Full-time
Housing Wage Full-time jobs jobs at mean
Income at minimum Rent Estimated Rent renter wage
Hourly wage Two- needed  wage needed Rent affordable %oftotal meanrenter affordable  needed to
necessary to % change bedroogn toafford  to afford 2 BR Annualz aﬁordabl% 30% . at 30% Number  households  hourly wage atmean  afford 2 BR
afford 2BRFMR  since 2000 FMR™  2BRFMR FMR AMI at AMI of AMI " of AMI (2000 (2000) (2009) wage FMR
Alaska $19.47 34% | $1,013 $40,504 2.7 $76,032  $1,901 $22,810  $570 83,097 37% $15.28 $795 13
Combined Nonmetro Areas $20.86 33% | $1,085 $43,384 2.9 $71,480  $1,787 $21,444  $536 27,151 36% $17.96 $934 1.2
Metropolitan Areas
Anchorage HVFA $19.04 35% $990 $39,600 2.7 $80,800  $2,020 $24,240  $606 37,889 40% $14.62 $760 13
Fairbanks MSA $18.40 33% $957 $38,280 2.6 $74700  $1,868 $22,410  $560 13,707 46% $13.90 $723 13
Matanuska-Susitna Borough HMFA $17.98 37% $935 $37,400 2.5 $72,900  $1,823 $21,870  $547 4,350 21% $9.19 $478 2.0
Counties
Aleutians East Borough $21.54 33% $1,120 $44,800 3.0 $65,800  $1,645 $19,740  $494 219 42% $15.21 $791 14
Aleutians West Census Area $21.54 33% $1,120 $44,800 3.0 $93,700 $2,343 $28,110  $703 917 72% $19.64 $1,021 11
Anchorage Municipality $19.04 35% $990 $39,600 2.7 $80,800 $2,020 $24,240  $606 37,889 40% $14.62 $760 13
Bethel Census Area $26.00 33% $1,352 $54,080 3.6 $46,900 $1,173 $14,070  $352 1,652 39% $19.18 $997 14
Bristol Bay Borough $21.54 33% $1,120 $44,800 3.0 $77,300  $1,933 $23190  $580 240 49% $18.07 $940 1.2
Denali Borough $19.38 33% $1,008 $40,320 2.7 $91,400  $2,285 $27,420  $686 217 35% $13.92 $724 14
Dillingham Census Area $21.54 33% $1,120 $44,800 3.0 $58,700  $1,468 $17,610  $440 602 39% $17.19 $894 13
Fairbanks North Star Borough $18.40 33% $957 $38,280 2.6 $74700  $1,868 $22,410  $560 13,707 46% $13.90 $723 13
Haines Borough $19.38 33% $1,008 $40,320 2.7 $65,300  $1,633 $19590  $490 300 30% $9.51 $494 2.0
Juneau City and Borough $23.50 33% $1,222 $48,880 33 $91,500  $2,288 $27,450  $686 4,180 36% $10.75 $559 2.2
Kenai Peninsula Borough $15.67 33% $815 $32,600 2.2 $70,200 $1,755 $21,060  $527 4,857 26% $11.17 $581 14
Ketchikan Gateway Borough $20.62 33% $1,072 $42,880 2.9 $77,000 $1,925 $23,100  $578 2,121 39% $11.66 $606 18
Kodiak Island Borough $22.19 33% $1,154 $46,160 31 $76,000 $1,900 $22,800  $570 1,999 45% $14.30 $743 16
Lake and Peninsula Borough $21.54 33% $1,120 $44,800 3.0 $54,800  $1,370 $16,440  $411 191 32% $19.02 $989 11
Matanuska-Susitna Borough $17.98 3% $935 $37,400 25 $72,900  $1,823 $21,870  $547 4,350 21% $9.19 $478 2.0
Nome Census Area $22.10 33% $1,149 $45,960 31 $57,000  $1,425 $17,100  $428 1,125 42% $20.58 $1,070 11
North Slope Borough $23.69 33% $1,232 $49,280 33 $82,600  $2,065 $24,780  $620 1,080 51% $40.96 $2,130 0.6
Northwest Arctic Borough $21.54 33% $1,120 $44,800 3.0 $58,400  $1,460 $17520  $438 778 44% $30.04 $1.562 0.7
Prince of Wales—-Outer Ketchikan Census Area $21.54 33% $1,120 $44,800 3.0 $60,700  $1,518 $18210  $455 677 30% $11.80 $613 1.8
Sitka City and Borough $19.69 33% $1,024 $40,960 2.8 $80,600 $2,015 $24,180  $605 1,373 42% $11.33 $589 17
Skagway-Hoonah-Angoon Census Area $21.54 33% $1,120 $44,800 3.0 $62,000 $1,550 $18,600  $465 498 36% $14.55 $756 15
Southeast Fairbanks Census Area $19.38 33% $1,008 $40,320 2.7 $62,200 $1,555 $18,660  $467 648 31% $21.82 $1.135 0.9
Valdez-Cordova Census Area $19.38 33% $1,008 $40,320 2.7 $78,200  $1,955 $23,460  $587 1,249 32% $17.27 $898 11
Wade Hampton Census Area $21.54 33% $1,120 $44,800 3.0 $38,600 $965 $11580  $290 538 34% $14.89 $774 14
Wrangell-Petersburg Census Area $21.54 33% $1,120 $44,800 3.0 $69,800  $1,745 $20,940  $524 766 30% $9.96 $518 2.2
Yakutat City and Borough $21.54 33% $1,120 $44,800 3.0 $68,200  $1,705 $20,460  $512 107 40% $12.25 $637 1.8
Yukon-Koyukuk Census Area $21.54 33% $1,120 $44,800 3.0 $43,700  $1,093 $13110  $328 757 33% $21.07 $1,095 1.0

Changes to several census areas in Alaska that occurred in 2008 are not reflected here due to a lack of

sufficient data.

1: FMR = Fiscal Year 2009 Fair Market Rent (HUD, 2008; final as of October 1). 2: AMI = Fiscal Year 2009 Area Median Income (HUD, 2009).
3: "Affordable” rents represent the generally accepted standard of spending not more than 30% of gross income on gross housing costs.

4: The federal standard for extremely low income households. Does not include HUD-specific adjustments. 5: Based on 2007 BLS data, adjusted

using the ratio of renter to overall household income reported in Census 2000 and projected to April 1, 2009.
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Arizona

In Arizona, the Fair Market Rent (FMR) for a two-bedroom apartment is $835. In order to afford this level of rent and
utilities — without paying more than 30% of income on housing — a household must earn $2,785 monthly or $33,419
annually. Assuming a 40-hour work week, 52 weeks per year, this level of income translates into a Housing Wage of:

$16.07 I

In Arizona, a minimum wage worker earns an hourly wage of $7.25. In order to afford the FMR for a two-bedroom
apartment, a minimum wage earner must work 89 hours per week, 52 weeks per year. Or a household must include 2.2
minimum wage earners working 40 hours per week year-round in order to make the two-bedroom FMR affordable.

In Arizona, the estimated mean (average) wage for a renter is $13.96. In order to afford the FMR for a two-bedroom
apartment at this wage, a renter must work 46 hours per week, 52 weeks per year. Or, working 40 hours per week year-
round, a household must include 1.2 workers earning the mean renter wage in order to make the two-bedroom FMR
affordable.

Monthly Rent Affordable to Selected Income
Levels Compared with Two-Bedroom FMR

| [ Gap between
Two Bedroom FMR | $835 Rent Affordable

$1,524 and FMR

Median Income Household

Mean Renter Wage Earner Mean Renter Wage Earner $109

Extremely Low Income Household $457 Extremely Low Income Household ~ $378

|
Minimum Wage Earner $377 Minimum Wage Earner ~ $458

$202

$0 $500 $1,000 $1,500 $2,000

Supplemental Security Inc. Recipient Supplemental Security Inc. Recipient  $633
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727 15th Street NW, 6th Floor
Washington, DC 20005

(202)662-1530 (202)393-1973 fax
www.nlihc.org

.- NATIONAL Low INCOME
HoOUsSING COALITION

National Low Income Housing Coalition
Membership Form

1. Choose one:

0 Joining NLIHC [ Renewing Membership ([ Current [] Past) Benefits of Membership

2. Provide your member information (please print): Memo to Members

OMr. [OMs. [OOther: Mernbers receive this much admired
vaakly newsletter by email or mail.

Name:
Callsto Action
Title: Members receive email notification of
significant policy develcpments
Organization: requiring constituent calls or lattars
Address: to Congrass.
Shelterforce Subscription
City: State: 7IP: Discounted Conference Fees
— MLIHChosts an annual policy
Telephone: Fax: conference and leadership reception
Interested in receiving in Washington, DC. The conference
Cell: NLIHC alerts via text? L] draws advecates, researchers,
. academics, individuals with low
Email:

incomes, and government sxperts
togather to provide expertise and
updates on current fedaral housing
Organizations may list up to 10 additional people to receive Memo. policy initiativas.

Please use space provided on opposite side of page and/or additional sheet.

Individual members without email may choose to receive Memo by mail: []

. Free or Discounted Publications
Let us know who else should be a member. See top of opposite side.

MLIHC produces a number of
3. Choose a membership tvpe: publications each wear, including an
Ptyp Advocates” Guide and Out of Reach.

Category Amount (suggested)
Individual with low income, or student $3 Telephone resource referrals
g&.ﬁmcm_ o ) $100 with linkage to state and
Resident Association, low income $10 regional networks
Organization, <$250,000 operating budget $200
Organization, $250,000 — 499,999 $350 e e .. . .

S Participation in policy-settin
Organization, $500,000 — 999,999 $500 mm&ﬂoﬂm OmE_..HW_GO ¥ B
Organization, $1,000,000 — 2,000,000 $1000 :
Organization, >$2,000,000 $2000

4. Choose a payment option: Dies and gifts are tax exempt under

L Check (please enclose) []Visa []Mastercard  Exp Date: Section 5o1(c)(3) oT?_m IRS code,
—  axoept $ag for production costs.

Credit card number: CVC*:

Cardholder Signature:
*Three-digit code on back of card.
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