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Background – Housing Market Study
Planning and Development 
Services (PDSD)

Housing and Community 
Development (HCD)



Neighborhood Vulnerability 
Index Map 

2013 – 2018 ACS



Neighborhood Vulnerability Index 
in Practice



Gaps Analysis



Market Study             Creating an Affordable 
Housing Strategy



Pima County, Arizona
Housing Crisis Snapshot

Pre-COVID19 & Post 
Marcos Ysmael
Housing Program Manager
Pima County Housing Center
Community and Workforce Development Department



Shortage of Affordable Homes 
Source: 
National Low Income Housing Coalition Gap Report (2018  and 2019 American Commun itySurvey (ACS) and ACS Public Use Microdata Sample (PUMS).)
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Extremely Low Income Households and 
Available Rentals

EXTREMELY LOW INCOME RENTER HOUSEHOLDS 183,343 183,652 113,011 112,737 38,320 36,025

AFFORDABLE AND AVAILABLE RENTAL HOMES 48,585 47,620 20,691 23,252 11,410 10,623

Surplus (Deficit) of Affordable and Available 
Rental Units

AT OR BELOW EXTREMELY LOW INCOME -134,758 -136,032 -92,320 -89,485 -26,910 -25,402

AT OR BELOW 50% AMI -159,547 -160,488 -116,198 -115,156 -25,899 -23,857



GAP Report – AZ 
Source: Nat’l Low Income Housing Coalition

% of Renter households cost 
burdened

2018
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AT EXTREMELY LOW INCOME 87% 88% 90% 91% 84% 89%

EXTREMELY LOW INCOME TO 
50% AMI

80% 78% 79% 81% 83% 75%

51% TO 80% AMI 52% 49% 52% 52% 48% 39%

81 TO 100% AMI 21% 19% 21% 18% 15% 20%



Pressures on Construction Market  affecting 
production
 According to a 2018 survey by the National Association of Home Builders, 84 percent of the 
organization’s members believe the cost and availability of labor is their biggest issue;

The cost of construction materials: The producer price index has risen by 23.7 percent since 
2009 (U.S. Bureau of Labor Statistics); 

Another factor is the increased price of undeveloped land in and around urban centers, 
where work is concentrated and demand is high. 

Many home builders and developers have focused on the high-end luxury housing market, 
which means home builders are constructing fewer entry-level and starter homes. 

When such starter homes are built, their prices are ultimately bid up because demand far 
exceeds supply 

(Source: Curbed – The affordable housing crisis explained; By Patrick Sisson, Jeff Andrews, and Alex Bazeley; 
5/15/19)



Demographic shifts affecting demand
 Baby boomers (55+) are living longer, more independently than prior generations 

and they’re also more likely than prior generations to be divorced and living alone;
 This means less housing stock has been freed up by elderly moving to assisted living 

or dying;
 In some cases baby boomers are trading down & compete for entry-level homes 

with other generations, putting upward pressure on entry level homes;
 Foreclosure crisis of 2008 hit Gen X hardest, but after 10 – 11 years of repairing 

their credit, some Gen Xer’s have been keen to return to homeownership;
 Additionally, the continued presence of Gen Xers in the rental market is driving 

down rental supply;
 Millennials, are finding more competition (and less affordability) for entry level 

homes which leads many to continue renting – driving up demand in rental market

(Source: Curbed – The affordable housing crisis explained; By Patrick Sisson, Jeff Andrews, and Alex Bazeley; 
5/15/19)



Lack of Supply + Demand = Affordability Crisis 

 December 2019 – AZ Daily Star Article: Home values in Tucson up 10.3% — nation’s           
2nd highest rate (Gabriella Rico)
 This Data from the Federal Housing Finance Agency (FHFA) states that value of existing homes in Tucson has 

appreciated 10.3% in the past year, compared to 4.9% in overall U.S. Market
 There are not enough homes coming up for sale to meet buyer demand and that is driving up existing home 

prices according to FHFA Supervisory Economist Will Doerner.

 January 2020 – AZ Daily Star Article: Rising rents driving out families, affecting 
classrooms in Tucson (Patty Machelor, Danyelle Khmara)

 Price increases have been building for a while. In 2014, for example, the average monthly rent in Tucson was 
just under $640. By the first quarter of 2019, it had jumped to just below $800. By the third quarter of last 
year, it was up to $820, according to data from Picor Commercial Real Estate Services.

 Why the boom? Out-of-state buyers are purchasing countless properties.
 About 80% of the investors are from out of state. They are looking to Tucson because there’s a better return 

on investments here (Picor Commercial Real Estate Services)



Pandemic Recession further amplifies crisis – May 2021 update
Demand continues to exceed Supply
 Homeownership – New Home Permits – past 3 months:

 One-year change in active listings:

Rents and Home prices continue to increase at higher rate than wages

 Median Price of Existing Homes: May 2021 = $287,000, increasing by a record 26.8% over same period last past year; 

 Median Price of Newly Constructed Homes: May 2021 = $346,046, increasing by 7% over same period last year; 

 One-Year Change in Average Rental Cost for May 2021 =  16.8% increase

 Pima County Median Income: decreased by 1% over the past year (from 2020 to 2021)

Sources: The Tucson-Southern AZ Housing Market Letter (RLBrownReports, Jim Daniel, Publisher); Multiple Listing Service of Southern AZ; American Communities Survey (ACS) data

Month/yr Rental Listings Homes for Sale – All Properties

May 2021 - 34.1% - 61.5%

April 2021 - 38.8% - 63.7%

March 2021 - 31.5% - 69.1%



How can Government help increase 
supply?
Reduce Barriers to producing/preserving affordable workforce housing

Leverage Local and Regional Resources – Collaboration/Partnerships

Leverage Federal Funding



U.S. Department of Housing & Urban Development (HUD) 
Home Investment Partnership Program (HOME Program) – preserve and 

produce affordable housing for low/mod income households

Annual Appropriation and American Rescue Plan Act Funding
FY2021 National HOME Program Appropriation = $1.35B

FY2021 Pima County-City of Tucson Consortium HOME $'s (7/1/2021)

Pima County City of Tucson Consortium Total

$1,043,814 $2,479,663 $3,523,477

American Rescue Plan Act HOME Program $’s for Homeless Assistance = $4.75B Nationally

ARP Act - Tucson-Pima County HOME Program Consortium Allocation (Fall 2021)

Pima County’s Estimated split City of Tucson Consortium Total

$3,785,184 $8,992,003 $12,770,187

The following slides provide examples of previously completed projects leveraging federal and local resources 
including surplus City/County owned land; County Bond Funds (‘97 & ‘04 General Obligation Bond Funds); 
State of AZ Housing Trust Fund; Low Income Housing Tax Credits and HUD HOME Program funds



Habitat Tucson 
Balboa Laguna Subdivision

36 Patio homes; zero lot-lines



A mixed income development with 37 
affordable and 24 market rate owner 
occupied homes



Ghost Ranch Lodge Apt’s



Ghost Ranch Lodge Apt’s



GHOST RANCH LODGE APTS

The success of the historic preservation of Ghost Ranch Lodge as affordable housing has had on 
the community is best expressed through the words of Jason Brown, the Vice Chair of the Citizens 
Steering Committee (CSC) for the Oracle Area Revitalization Plan, who praised the project for 
providing not only “much needed low-income senior housing” but also for acting as “a catalyst for 
future area improvements”. The rehabilitation of this historic site not only preserved an 
important piece of American architectural history, but also brought the community together as 
participants in the redesign process. Ghost Ranch Lodge has won numerous local and national 
awards, including but not limited to the 2011 HUD Secretary’s Historic Preservation Award, the 
2011 J. Timothy Anderson Award for Excellent in Historic Rehab, the 2012 Arizona Governor’s 
Heritage Preservation Honor Award, the 2013 National Affordable Housing Management 
Association’s Vanguard Award for Major Rehabilitation and the 2015 Housing Development NDC 
Academy Award.



1. 30 LIHTC and Historic 
tax credit units in the 
former High School 

2. Previous elementary 
school site to become a 
retreat and culinary 
training center with 
garden

3. Gymnasium site to 
become recreation space

4. Cafeteria space to 
become a business 
incubator

5. Office and computer labs

Curley School Project



Funding

Over ten layers of funding
 Total Development Costs = $9,373,915 
 30 Affordable Rental Units
 23 Local Jobs



May 2007~Grand Opening



now & Into the Future

 Affordable Housing 
served as a catalyst….

 Ajo Plaza Redevelopment
 South Plaza Phase 1 

redevelopment completed in 
2013

 Sonoran Desert Conference 
Center- opened spring 2015
 Sonorandesertconferencecenter.com

 Eco-tourism & Geo-tourism



Casas Ontario Rental Housing Project (6 units)
G.O. Bond Funds $400,000
County HOME Funds $410,000
Total Dev Cost:  $967,742
Anticipated Completion: March 2018



PCCLT Casas Ontario Project Location 
Map





Casas Ontario Grand Opening March 28, 2018



Center of Hope Apartments  
Estimated completion – Aug/Sept 2021
La Frontera Partners, Project Developer

Center of Hope Atp’s – Former 200 room hotel tower 
being converted to 100 One bedrm Apartments for 
priority populations; Located within the “Center of 
Opportunity” campus being developed by the HS 
Lopez Family Foundation, which includes three 
phases, as follows:
• Phase I: a 150-bed shelter by Gospel Rescue Mission;
• Phase II: a medical clinic, multi-agency use building for 
supportive services, a job training center, and a small park; 
• Phase III: Permanent Supportive Housing developed by La 
Frontera Partners, Inc.  

Sample Unit Floor Plan 



Pressures on Construction Market  affecting 
production
Potential Solutions to help increase Production
 According to a 2018 survey by the National Association of Home Builders, 
84 percent of the organization’s members believe the cost and availability of 
labor is their biggest issue;
 EXPAND WORKFORCE TRAINING, EDUCATION AND DEVELOPMENT PROGRAMS

The cost of construction materials: The producer price index has risen by 
23.7 percent since 2009 (U.S. Bureau of Labor Statistics); 
CREATE & LEVERAGE PARTNERSHIPS WITH COUNTY WORKFORCE INVESTMENT BOARD, 
LOCAL/REGIONAL SUPPLIERS AND PRODUCERS  

(Source: Curbed – The affordable housing crisis explained; By Patrick Sisson, Jeff Andrews, and 
Alex Bazeley; 5/15/19)



Marcos Ysmael, Housing Program Manager
marcos.ysmael@pima.gov
520-724-2462

Joel Gastelum, Division Manager
joel.gastelum@pima.gov

Pima County Housing Center
801 W. Congress Street

Tucson, Arizona 85745
(520) 724-2460

Community and Workforce Development 
Department (CWD)
Community Development and Affordable Housing Div.

Pima County CWD – Main Office
2797 E. Ajo Way
Tucson, AZ 85713
(520) 724-7700

mailto:marcos.ysmael@pima.gov
mailto:joel.gastelum@pima.gov




Habitat Home Cost & Value History 2016-2021
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Thank you
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