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April 12, 2022

Quentin Holmes

Director of Community Development and Housing
City of Pittsburg, Kansas

603 N. Pine

PO Box 688

Pittsburg, KS 66762

Re: Housing Needs Assessment Update
Pittsburg, Kansas

Dear Quentin Holmes:

Pursuant to your request, Novogradac Consulting LLP has performed a housing needs assessment update for
the Pittsburg, Kansas area.

The purpose of this engagement is to conduct and provide a comprehensive housing market study and needs
analysis for Pittsburg, Kansas. The report will be utilized for planning purposes with respect to the City’'s
ongoing housing and redevelopment strategy, and to provide specific updates considering the original 2014
recommendations Novogradac Consulting LLP laid out for the City of Pittsburg. The following report provides
support for the findings of the study and outlines the sources of information and the methodologies used to
arrive at these conclusions. The scope of this report includes the following based upon our conversations with
the client and the indicated scope in the engagement.

e Overview of Current Economic and Demographic Characteristics (Summary)

e Interviews with Current Developers and Active Market Participants

e Discussions of Changes to Housing Supply since the 2014 Study

e Detailed Analysis of Strategies that have been implemented since the 2014 Study, and an Analysis of
Associated Outcomes

e Analysis of 2014 Recommendations: where do they stand today, are they still appropriate?

e Are there any additional recommendations or strategies we would recommend based on today’s

market?

The City of Pittsburg is the client in this engagement. As our client, City of Pittsburg owns this report and
permission must be granted from them before another third party can use this document. We assume that by
reading this report another third party has accepted the terms of the original engagement letter including
scope of work and limitations of liability. We are prepared to modify this document to meet any specific needs
of the potential users under a separate agreement.

6700 Antioch Road, Suite 450, Merriam, Kansas 66204
www.novoco.com | 913.677.4600
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Please do not hesitate to contact us if there are any questions regarding the report or if Novogradac Consulting
LLP can be of further assistance. It has been our pleasure to assist you with this project.

Respectfully submitted,
Novogradac Consulting LLP

6o DBHE

Rachel B. Denton, MAI Julia Smith
Partner Senior Analyst
Rachel.Denton@novoco.com Julia.grace.smith@gmail.com
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EXECUTIVE SUMMARY

MARKET AREA

The City of Pittsburg is located in southeast Kansas within 125 miles of several major metropolitan areas
including Kansas City, Kansas; Tulsa, Oklahoma; and Springfield, MO.

The Primary Market Area (PMA) for this report is defined as the City of Pittsburg. The Secondary Market Area
(SMA) is defined as the Pittsburg, Kansas Micropolitan Statistical Area, which consists of Crawford County.
The following maps illustrate the location of Pittsburg within the region, the PMA, and the SMA.
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ECONOMIC TRENDS

Employment in Pittsburg, Kansas is concentrated in the healthcare/social assistance, educational services,
and manufacturing industries, which collectively comprise 47.6 percent of local employment. The large share
of PMA employment in manufacturing is notable as this industry is historically volatile, and prone to contraction
during economic downturns. However, total employment in manufacturing in the city increased from 2010 to
2021, a trend that is contrary to national trends, and suggests that manufacturing locally is more resilient
than the national average. Further, the city also has a significant share of employment in the healthcare
industry, which is historically known to exhibit greater stability during recessionary periods.

When compared to the 2014 report, three of the top five major employers (Pittsburg State University,
Ascension Via Christi Hospital, and Pittsburg USD 250) currently employ more persons than were employed in
2014. The remaining two major employers appear to be new to the local market. Crossland Construction is
headquartered in Columbus, Kansas, approximately 25 miles south of Pittsburg, and Sugar Creek Packing
Company has one facility in Frontenac, which is located just north of Pittsburg. We were unable to identify
offices for either company in Pittsburg, which suggests the above list may represent employers in the region
rather than specific to Pittsburg. It is worth noting that according to a local news story from July 2021, Sugar
Creek Packing Company is proposing to purchase 35 acres in Pittsburg to build homes to attract prospective
employees. More specifically, according to Derek Boesken, Sugar Creek Packing Company Plant Manager,
“some of the surrounding areas we struggle to bring in some high-level talent from outside of the area, and
offering them either a temporary play to stay while they kind of get their feet on the ground, get grounded in
the community or to stay permanently.” No additional details were available. Further, from 2010 and 2021,
the industries which expanded most substantially during this period include retail trade, admin/support/waste
management services, and healthcare/social assistance. Additionally, total employment in manufacturing
increased during this period locally, a trend that is notable given contractions nationwide. Conversely, the
construction, public administration, agriculture/forestry/fishing/hunting, real estate/rental/leasing, and
management of companies/enterprises sectors experienced the least growth and in fact contracted.

In 2020, total employment in the Pittsburg, Kansas Micropolitan Statistical Area (SMA) contracted by 1.3
percent due to the COVID-19 pandemic; the nationwide contraction was significantly greater in magnitude at
6.2 percent. From January 2021 to January 2022, total employment in the SMA increased by 0.7 percent, less
than the 4.9 percent growth reported nationally, but relevant nevertheless as total employment in the SMA is
currently only slightly lower than the pre COVID-19 peak whereas total employment nationally continues to lag
well behind the pre COVID-19 peak. In 2020 the unemployment rate in SMA increased by 1.7 percentage
points to 5.5 percent, well below the national average of 8.1 percent. In 2021 the local unemployment rate
fell by 1.9 percentage points to an average of 3.6 percent, still well below the national average of 5.4 percent.
According to the most recent statistics, the unemployment rate in the SMA is at a 20-year low at 2.8 percent,
still well below the national unemployment rate of 4.4 percent. Overall, the local economy appears to have
fared well in recent years in light of the COVID-19 pandemic with a less substantial contraction in total
employment and a less substantial increase in unemployment.

DEMOGRAPHIC TRENDS

Unless otherwise noted, the demographic data presented herein is based on ESRI Demographics 2021, the
most current demographic data available from ESRI.

The City of Pittsburg is an area with a relatively stable population and total number of households. Both the
population and the number of total households in the city are projected to decrease slightly through 2026. It
is however worth noting that ESRI's 2021 population nhumber is slightly below the 2020 Census population
estimate of 20,646 persons. ESRI's 2021 population numbers were released prior to the release of the 2020
Census numbers. Further, the Pittsburg Micropolitan Area Economic Report and Data reflect a two percent
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increase in the population increase from 2020 to 2021. A stable or declining population is relatively common
among more rural areas of the country, particularly as nationwide population growth slows.

The city has a significantly lower median household income and more total households, senior households,
renter households, and senior renter households with incomes below $50,000 than the surrounding MSA and
nation, and these gaps are projected to increase through 2026. While there are many potential explanations
for the lower incomes in the city, based on our research we believe four are most prevalent. First, the city has
a large number of college students many of whom have low to no income while they are in school. Second,
jobs in smaller cities and rural areas typically offer lower wages than larger more urban areas due to the
relatively affordable cost of living. Third, the city has a large renter household population, again due in part to
the university, and renter households typically have lower incomes than owner households. And, finally, the
housing supply in the city is older and historically households in search of quality housing have had to search
beyond the city limits. While the majority of households in Pittsburg do not have housing problems, those that
do are more likely to be renters than owners, are most likely to be cost/rent burdened than have one of the
other four housing related problems, and are more likely to be lower income. While one contributing factor is
the large number of college student households, 32 percent of householders ages 25 to 44 and 36 percent
of householders ages 45 to 64 have incomes of $25,000 or below. In other words, approximately one third of
working age householders have incomes below $25,000, and at least some of these households are likely to
have housing related problems including being cost/rent burdened. Thus, housing affordability issues do not
appear to be limited to college students.

On average, the current demographic trends (based on 2021 ESRI Demographics) are relatively comparable
to those reported in 2014, with a few notable exceptions. First, in the 2014 report the city and the county were
areas of slow population and household growth and those trends were projected to continue through 2018.
According to current ESRI Demographics, the total population and the total number of households in both
areas are projected to decrease slightly through 2026. Second, the median household income in Pittsburg in
the 2014 report based on 2013 ESRI Demographics was $33,096. The 2021 median household income
based on the same data source is $36,840. Accounting for inflation, the 2014 median household income in
2022 dollars would be equivalent to $40,681, which is higher than the current median household income.

INTERVIEWS

The results of the interviews suggest that Pittsburg, like most cities, offers both strengths and weaknesses as
it relates to the potential for future growth, as summarized below. It is worth noting that these are strengths
and weaknesses as identified by stakeholders, not Novogradac Consulting LLP.

Strengths

- WiFi infrastructure

- New excellent quality housing supply in the pipeline

- Older housing supply that could be relatively easily and affordably renovated to create quality, lower
priced homes for low to moderate income households.

- Interest among developers for additional future projects

- Recently announced addition of a new major employer in fall 2022

Weaknesses

- Select public schools are below average in terms of performance

- Property taxes are reportedly higher relative to surrounding areas

- Resistance to change among certain subgroups of the local population

- Historically ineffective code enforcement

- Historical lack of quality housing supply for moderate to upper income households
- Lack of quality short-term rental housing
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- Lack of quality rental housing

- Some development regulatory barriers remain such as select requirements to obtain certificates of
occupancy that are seasonally appropriate, but which are applied year-round and can delay
development

HOUSING SUPPLY

A large number of newly constructed homes have been added to the local housing supply since the 2014
report. More specifically, approximately 5.3 percent of the housing supply as of the 2020 estimates, was built
since 2010; this is higher than the 0.2 percent of the housing supply constructed since 2010 reported in the
2014 Census estimates. The rental vacancy rate (7.6 percent) is higher than the homeowner vacancy rate
(3.2 percent). Further, the current rental vacancy rate has decreased since the 2014 estimate, while the
homeowner vacancy rate has remained relatively stable. While the majority, approximately 82.8 percent, of
occupied homes as of the 2020 ACS estimates, are valued at less than $200,000, including 57.1 percent
valued at less than $100,000, local interviews suggest that these homes are generally in average condition
or worse. In terms of changes, the only category that has changed since 2014 is homes valued between
$200,000 and $299,999, where the number of homes in this category has increased since 2014. Additionally,
the median home value of $86,800 in 2020 has not changed since the 2014 data. The majority of the rental
housing supply in Pittsburg as of the 2020 data rent for $500 to $999 per month. There are currently 54
recently constructed and 246 for sale units in the pipeline and 105 recently completed rental units and an
additional 79 rental units in the pipeline. According to the 2020 5-Year ACS estimates, there are currently
9,203 housing units in Pittsburg. Thus, the new supply equates to an increase of 5.2 percent in the housing
supply. According to the 2021 4t Quarter Pittsburg Micropolitan Area Economic Report, “a total of 446 homes
were sold in the City of Pittsburg during the first 10 months of 2021, according to the Kansas Association of
Realtors (up 3.5 percent from the first 10 months of 2020) for an average price of $134,184 (up 30.4 percent)
and a median price of $111,000 (up 27.6 percent).”

BARRIERS/CHALLENGES TO HOUSING

The 2014 report identified several barriers/challenges to the housing market in Pittsburg, including:

Financial obstacles including land costs and infrastructure costs for developers.

Lack of readily available land for development.

Lack of affordable rental homes for low-income families due to student rental market.

Credit worthiness of potential buyers for homeownership (or renters).

Individual housing cost burdens such as paying over 30.0 percent of monthly income for

rent/mortgage payment and utilities.

e Limited supply of moderate-income homes in the area; long waiting times for new construction
homes.

e Need for more accountability in providing and maintaining safe, clean rental living conditions
by property owners.

e No existing or proposed master development plan for the city, and a lack of master-planned
communities.

e Low sense of neighborhood pride and community.

While the report notes that there is no single factor that can prevent or reduce barriers, any initiative
taken to promote the preservation of the existing housing stock in addition to promoting new
construction should be taken.
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Our updated research indicates that while some of the above issues have been addressed, they continue to
be challenges. More specifically, while there have been additions to the housing supply since the last report
and more additions are in the pipeline, demand is still high for quality housing as well as affordable housing
and much of the older housing supply continues to be in need of upgrades.

Further, there are new challenges/barriers that must also be addressed.

Price Increases - supply chain issues and labor market disruptions resulted in an increase in
construction costs and delays in additions to supply, which has led to housing price increases.

Demand Increases - changing labor market dynamics allowed more people who otherwise would be
geographically limited in their housing search to be more flexible. Additionally, the recent
announcement of a new major employer in the FedEx distribution center and the anticipated incomes
associated with those planned added jobs, is expected to further increase demand both for quality
rental and affordable moderate income owner housing opportunities.

Information Barriers - there is reportedly a lack of understanding about how subdivisions work among
the local population, a trend attributed to the lack of hew subdivisions in recent decades. This barrier
will continue to be best addressed by real estate agents, but could also be through city promotional
marketing materials.

Development Design - following the tornados in Joplin, Missouri, more buyers are reportedly in search
of homes with basements or storm shelters; this is currently not a standard option offered in the
subdivisions under construction and may end up as a supply gap if not addressed.

Development Regulations/Zoning Ordinance - the development requirements could be further
streamlined to ensure a faster construction timeline and certificate of occupancy issuance to better
align with year-round subdivision development. Further, the current zoning code could be updated to
allow for more flexibility in new development.

Appraisal/Loans - low home values for the older housing supply and a limited supply of new homes,
made it difficult for buyers to obtain financing for the homes in the development pipeline as the
comparables used in the appraisals were significantly older and inferior in terms of age/condition.
This barrier is however expected to be eliminated on its own over time as more of the newly
constructed homes close.

CURRENT STATUS OF 2014 RECOMMENDATIONS

The 2014 report provided 10 recommendations to help the City overcome challenges and take advantage of
opportunities in the Pittsburg housing market. The recommendations are summarized below followed by a
summary of progress made to date and a conclusion as to their ongoing applicability.

Recommendation #1: Create additional moderate to higher income housing near Pittsburg
State University and the medical center

Progress to Date:

The city completed two Moderate Income Housing projects.
o First, to create six rental units in downtown in Leland Lofts.
o Second, to relocate water and sewer and provide homebuyer assistance of the development of
10 single-family homes at an average cost of $166,750.
The city established a Rural Housing Incentive District (RHID) to capture 100 percent of the
incremental increase in real property taxes (less the mills taken out for the school district) and
reimburse those funds to the developer over a 15-year period, rather than the traditional approach to
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new development where the city would split the cost of infrastructure with developers. Both of the new
subdivisions, Creekside East and Silverback Landing, are benefitting from this program, and both
target middle-income, defined as households with incomes between 80 and 140 percent of the AMI,
and higher income households.

o Creekside East is a proposed three phase 100-unit subdivision with homes starting in the
$230,000 to $250,000 range, but due to cost increases are expected to increase to $240,000
to $270,000 in the near future; to date four homes have been delivered.

o Silverback Landing is a proposed 140-unit subdivision with homes in the $230,000 to
$250,000 range; to date six homes have been delivered. Silverback Landing is located within
one mile of both the hospital and Pittsburg State University.

Conclusion:

The city should continue to pursue this recommendation focusing on the full range of targeted housing
including moderate income, middle income, and higher income housing options, the latter two of which will be
addressed by the pipeline supply.

Recommendation #2: Enhance housing and amenities in the Downtown Area.

Progress to Date:
e The city completed one Moderate Income Housing project in the downtown area, Leland Lofts. The
project is a rental development with six units and was reportedly successful.

e Block 22 is an innovative mixed-use, living-learning, entrepreneurial community in Downtown Pittsburg
that opened in 2019. The property consists of four historical buildings and was developed through a
partnership between Pittsburg State University, the City of Pittsburg, and the Vecino Group. The
development consists of student housing for Pittsburg State University students, co-working and
business incubation spaces inside The Foundry, and multiple dining options. The project offers 97 one-
bedroom apartments and two, two-bedroom suites. The units are fully furnished with TVs, a full-sized
bed, a full kitchen including a dishwasher and garbage disposal, and washer/dryer. The prices range
from $600 to $675 and the rent includes all utilities and high-speed internet. There is also a $50 per
month discount for income-eligible students. The Foundry @ Block 22 is more than 16,000 square
feet of space that includes a maker/hacker space, business incubator, co-working space, conference
rooms, and a large meeting space used by Pittsburg State University and community groups. The
Foundry’s co-working space is home to several small businesses and Root Coffeehouse & Creperie. In
the fall of 2018, Block22 was selected as one of the top university-led projects in the nation by the
University Economic Development Association. The addition of quality, newly constructed rental
housing for students could cause pressure on landlords of existing poor to fair condition rental housing
that historically targeted students to upgrade the older housing supply or lower rents in order to remain
competitive. These pressures and potential knock on effects will increase as the amount of new,
quality rental supply increases.

Conclusion:
The city should continue to pursue this recommendation with a particular focus on renovating and upgrading
the upper stories of commercial buildings into housing units.

Recommendation #3: Preserve Pittsburg’s existing single-family housing stock.

Progress to Date:

The Pittsburg Land Bank was created in 2015 and has reportedly been the primary vehicle through which the
city has pursued this recommendation. The Pittsburg Land Bank focuses on the conversion of vacant,
abandoned, tax-delinquent, or otherwise underused properties into productive uses. Every transfer of property
from the Pittsburg Land Bank is accompanied by a development agreement, outlining the final use of the
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property, as well as accompanying timelines. The purchase price for Land Bank properties is set at 75 percent
of the appraisal price, which is based on the Crawford County Appraiser’s Office. To date, the Land Bank has
sold 39 properties.

Conclusion:
The city should continue to pursue this recommendation.

Recommendation #4: Expand the supply of moderate-income housing.

Progress to Date:
The city completed two Moderate Income Housing projects.
e First, to create six rental units in downtown in Leland Lofts.
e Second, to relocate water and sewer and provide homebuyer assistance of the development of 10
single-family homes at an average cost of $166,750.

Conclusion:

The city should continue to pursue this recommendation with a focus on homes that will be affordable to
moderate income households, defined as households with incomes of 80 percent of the AMI or below. This
includes millennials many of whom have student loan debt which can make qualifying for a mortgage more
difficult. This also includes the development of additional affordable rental and workforce housing as renter
households are currently disproportionately likely to be cost burdened relative to their owner counterparts.

Recommendation #5: Create a land bank run by a city-related entity.

Progress to Date:

The Pittsburg Land Bank was created in 2015 and has reportedly been the primary vehicle through which the
city has pursued this recommendation. The Pittsburg Land Bank focuses on the conversion of vacant,
abandoned, tax-delinquent, or otherwise underused properties into productive uses. Every transfer of property
from the Pittsburg Land Bank is accompanied by a development agreement, outlining the final use of the
property, as well as accompanying timelines. The purchase price for Land Bank properties is set at 75 percent
of the appraisal price, which is based on the Crawford County Appraiser’s Office. To date, the Land Bank has
sold 39 properties.

Conclusion:

The city should continue to utilize the Land Bank to acquire and redevelop dilapidated and vacant parcels into
affordable housing or public amenities such as green space or service providers. The city should also consider
zoning changes and/or variances, where appropriate and feasible, to permit development on all land acquired
to ensure its conversion to a productive use.

Recommendation #6: Implement stricter property maintenance codes.

Progress to Date:

Progress on this recommendation is difficult to measure. Local interviews indicated that the code enforcement
department experienced heavy turnover in recent years and there are hopes that the new team will be more
successful with enforcement.

Conclusion:
The city should continue to pursue this recommendation.
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Recommendation #7: Establish neighborhood associations and planned subdivisions.

Progress to Date:

Both of the two larger new subdivisions, Creekside East and Silverback Landing, are benefiting from the RHID
program. Given their size, we assume that these subdivisions will have neighborhood associations upon
completion.

Conclusion:
The city should continue to pursue this recommendation with an education component.

Recommendation #8: Expand housing for seniors with emphasis on affordable housing options.

Progress to Date:

Villas at Creekside, a gated active-adult living community, is currently under construction. The development
will be gated and consist of 29 buildings as well as a bocce ball court, dog park, pickle ball court, and outdoor
walking areas, as well as a community building. The units are high-end one-story villas with quartz countertops,
covered patios, and oversized attached garages. According to the developer, there is land (70 to 100 acres)
for up to five phases, but future phases and plans will be dependent on the acceptance and performance of
the first phase. Phase | will offer 58 total units including two-bedroom/two-bathroom units for $1,850 per
month and three-bedroom/two-bathroom units for $2,100 per month and tenants will be responsible for all
utilities.

Conclusion:

The city should continue to pursue this recommendation, particularly for moderate to low-income seniors who
may be in interested in downsizing but for which there is a limited amount of quality, targeted rental supply for
this demographic group. By pursuing this recommendation, the city also has the potential to release some of
the older, more affordable housing supply for younger moderate-income households.

Recommendation #9: Educate low to moderate income households on how they can purchase
homes and encourage the use of first-time homebuyer incentive programs.

Progress to Date:

Progress on this recommendation is difficult to measure. Local interviews indicated that low to moderate
income households continue to have difficulties accessing homeownership, but this appears to be due
primarily to rising home prices.

Conclusion:
The city should continue to pursue this recommendation.

Recommendation #10: Build short-term housing for young professionals, consultants, and
families near major employment centers (e.g. PSU, Mt. Carmel) to provide temporary lodging
for moderate to higher income households.

Progress to Date:

McGowan Built is currently working on the acquisition/rehabilitation of a 20-unit market rate development
that upon completion will offer one and two-bedroom units. Given that the units will be recently renovated, we
expect the units to be in good to excellent condition upon completion While this project will add to the quality
market rate rental supply, given the sizes, they will not be appropriate for families. Further, it was not known
if the development will offer short-term leases. As such, while this development will certainly improve the
overall market rate rental supply, it may not meet the demand for short-term rental housing and it will not offer
quality larger rental units for families.
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Conclusion:
The city should continue to pursue this recommendation as research suggests this is one of the primary
ongoing housing gaps in the city.

NEW RECOMMENDATIONS & FUNDING OPPORTUNITIES

New Recommendation #1: Establish Community Development Corporation

Analysis:

Community Development Corporations (CDCs) are nonprofit, community development oriented organizations
focused on revitalizing areas in which they are located. CDCs can provide a wide variety of services to a
community including buying, renovating, or building for sale or rental properties, economic development
projects, social services, community organizing and cleanup projects, community development projects, and
neighborhood promotion, among others. While the local government and Chamber of Commerce have a
strong economic development team, community organizing, neighborhood development, and affordable
housing development are areas in which a CDC could fill a void in the community.

Strategy:
e Support the formation and promote the funding of a CDC in Pittsburg to focus on the redevelopment
of the downtown and immediately surrounding areas.

Funding/Incentives:
e Provide funding through the CDBG program or other state/local grants.

New Recommendation #2: Increase opportunities for development to meet housing needs

Analysis:

According to local interviews, while there continues to be some developable land in Pittsburg for larger master
planned developments, the opportunities are becoming more limited as large portions of land have been
purchased and are being developed to meet aforementioned housing needs. As a result, in order to meet
additional housing needs that are currently not going to be met with supply in the pipeline, the city needs to
identify additional development opportunities either in terms of additional land or modified uses of existing
sites. One strategy that has been employed throughout the country has been zoning reform, as traditional
zoning codes have been found to impede development particularly in the adaptive reuse of existing uses.
According to an article by Ganon Evans published in 2022 by the Kansas Policy Institute titled Zoning Reform,
Not Subsidizes, Reduces Housing Costs, noted that “long-term reductions in the cost of housing come from
removing barriers that inflate the cost of housing. This is namely zoning laws. Building height caps, lot sizes,
and rules about what buildings can be built in certain areas all affect the cost to developers. Specifically,
zoning artificially increases the costs of housing by limiting the supply of housing.”

Strategy:

e Expand city boundaries by annexing surrounding areas of unincorporated Crawford County

e Modernize the zoning code to allow for more density and flexibility in terms of development proposed
within its existing boundaries, which could in turn allow for a more purposeful use of existing land
within the city limits to meet housing needs. This could include the elimination of traditional zoning
to focus more on overall compatibility rather than use or modifications to the zoning code to add for
example the addition of a density bonus for developments meeting city identified housing needs,
among other options. The elimination or modification of traditional zoning has occurred throughout
the country in both large metropolitan areas such as Minneapolis, Minnesota which eliminated single-
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family zoning and Houston, Texas that does not have a formal zoning code, as well as smaller markets
such as Benton County, Arkansas.

Funding/Incentives:
e None.

New Funding Mechanism: Opportunity Zones

Analysis:

H.R. 1, signed into law on December 22, 2017, created a new tool for community development, designed to
provide tax incentives to help unlock investor capital by offering preferential tax treatment for capital gains
invested in low-income communities with the goal of encouraging long-term investment in low-income
communities designed to promote economic growth. The same definition of a “low-income community” that is
used by the new markets tax credit (NMTC) is the basis for defining an opportunity zone. The law generally
allows for 25 percent of a state’s low-income community population census tracts to be designated as
qualified opportunity zones. Governors are responsible for identifying the areas in their states to be
designated as opportunity zones.

According to the Kansas Department of Commerce: “The following incentives are offered to investors for
putting their capital to work in these qualified opportunity zones.

o Temporary capital gain tax deferral
o The period of capital gain tax deferral ends on 12/31/26 or an earlier sale
e A step-up in basis
o Investment held for five years - basis increased by 10% of deferred gain (90% taxed)
o Investment held for seven years - basis increased by another 5% of deferred gain (85% taxed)
e Forgiveness of additional gains
o Investment held for 10 years - basis equal to fair market value; forgiveness of gains on
appreciation of investment of sale or exchange of Opportunity Fund investment. This exclusion
applies only to gains accrued after an investment in an Opportunity Fund.”

Further, “these investments provide support to projects focused on a wide array of issues including, downtown
revitalization, housing improvements and expansion of industrial parks and innovation districts.”

Kansas identified 74 census tracts including 70 low-income tracts and four non-low-income contiguous tracts
that were “ripe for investment and ready for development” to serve as Kansas’ Opportunity Zones; this
includes four census tracts in Crawford County, three of which are fully or partially in the City of Pittsburg as
identified in the map on the following page.
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The above map illustrated the opportunity zone census tracts in Crawford County. The map on the following
page illustrates the boundaries of those tracts within Pittsburg; areas inside the blue boundaries are the
opportunity zone areas.
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To date we are not aware of any Opportunity Zone projects in either of the Pittsburg, Kansas opportunity zones.
There are however OZ projects in Kansas and we are aware of several communities that are actively promoting
their opportunity zones and/or potential projects such as El Dorado, Lawrence, Wichita, and Manhattan.
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OVERIVEW OF CURRENT ECONOMIC AND DEMOGRAPHIC CHARACTERISTICS
ECONOMIC TRENDS

The following discussion includes an analysis of the local economy. This section will present and analyze
information regarding employment by industry, the major current employers, and unemployment trends in
Pittsburg, Kansas (city), Pittsburg, Kansas Micropolitan Statistical Area (SMA), which consists of Crawford
County, Kansas, relative to national trends.

Employment by Industry
The following table illustrates the distribution of employment sectors by industry within the PMA and the nation.

2021 EMPLOYMENT BY INDUSTRY

Pittsburg, KS USA
Number Percent Number Percent
Industry
Employed Employed Employed Employed

Healthcare/Social Assistance 1,838 18.2% 23,217,292 14.8%
Educational Services 1,724 17.1% 14,629,096 9.3%
Manufacturing 1,243 12.3% 15,526,471 9.9%

Retail Trade 1,140 11.3% 16,864,485 10.7%
Accommodation/Food Services 817 8.1% 9,207,610 5.9%
Admin/Support/Waste Mgmt Srvcs 463 4.6% 5,887,329 3.7%
Transportation/Warehousing 447 4.4% 8,044,029 5.1%
Other Services 431 4.3% 7,014,785 4.5%
Construction 372 3.7% 11,127,591 7.1%
Prof/Scientific/Tech Services 338 3.3% 13,005,287 8.3%
Public Administration 280 2.8% 8,215,705 5.2%
Finance/Insurance 277 2.7% 8,123,688 5.2%
Wholesale Trade 237 2.3% 3,934,179 2.5%
Arts/Entertainment/Recreation 130 1.3% 2,388,480 1.5%
Information 130 1.3% 2,846,142 1.8%
Agric/Forestry/Fishing/Hunting 101 1.0% 1,973,200 1.3%
Utilities 83 0.8% 1,412,381 0.9%
Mining 32 0.3% 705,964 0.4%
Real Estate/Rental/Leasing 14 0.1% 3,044,245 1.9%
Mgmt of Companies/Enterprises 0 0.0% 116,402 0.1%

Total Employment 10,097 100.0% 157,284,361 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

Employment in Pittsburg, Kansas is concentrated in the healthcare/social assistance, educational services,
and manufacturing industries, which collectively comprise 47.6 percent of local employment. The large share
of PMA employment in manufacturing is notable as this industry is historically volatile, and prone to contraction
during economic downturns. However, total employment in manufacturing in the city increased from 2010 to
2021, a trend that is contrary to national trends, and suggests that manufacturing locally is more resilient
than the national average. Further, the city also has a significant share of employment in the healthcare
industry, which is historically known to exhibit greater stability during recessionary periods. Relative to the
overall nation, the city features comparatively greater employment in the educational services,
healthcare/social assistance, and manufacturing industries. Conversely, the city is underrepresented in the
prof/scientific/tech services, construction, and public administration industries.
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Growth by Industry
The following table illustrates the change in total employment by sector in the PMA from 2010 to 2021.

2010-2021 CHANGE IN EMPLOYMENT - PMA

2010 2021 2010-2021
el Number Percent Number Percent Growth Annualized

Employed Employed Employed Employed Percent
Healthcare/Social Assistance 1,563 17.1% 1,838 18.2% 275 1.6%
Educational Services 1,449 15.8% 1,724 17.1% 275 1.7%
Manufacturing 1,114 12.2% 1,243 12.3% 129 1.1%
Retail Trade 764 8.4% 1,140 11.3% 376 4.5%
Accommodation/Food Services 845 9.2% 817 8.1% -28 -0.3%
Admin/Support/Waste Mgmt Srvcs 167 1.8% 463 4.6% 296 16.1%
Transportation/Warehousing 192 2.1% 447 4.4% 255 12.1%
Other Services 454 5.0% 431 4.3% -23 -0.5%
Construction 561 6.1% 372 3.7% -189 -3.1%
Prof/Scientific/Tech Services 377 4.1% 338 3.3% -39 -0.9%
Public Administration 433 4.7% 280 2.8% -153 -3.2%
Finance/Insurance 280 3.1% 277 2.7% -3 -0.1%
Wholesale Trade 231 2.5% 237 2.3% 6 0.2%
Arts/Entertainment/Recreation 164 1.8% 130 1.3% -34 -1.9%
Information 117 1.3% 130 1.3% 13 1.0%
Agric/Forestry/Fishing/Hunting 171 1.9% 101 1.0% -70 -3.7%
Utilities 53 0.6% 83 0.8% 30 5.1%

Mining 36 0.4% 32 0.3% -4 -1.0%

Real Estate/Rental/Leasing 111 1.2% 14 0.1% -97 -7.9%
Mgmt of Companies/Enterprises 65 0.7% 0 0.0% -65 -9.1%
Total Employment 9,147 100.0% 10,097 100.0% 950 0.9%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022
*Industry data current as of 2010. Other projections current as of 2021.
* Change in percentage is calculated as a rate of change by industry.

Total employment in the city increased at an annualized rate of 0.9 percent between 2010 and 2021. The
industries which expanded most substantially during this period include retail trade, admin/support/waste
management services, and healthcare/social assistance. Additionally, total employment in manufacturing
increased during this period locally, a trend that is notable given contractions nationwide. Conversely, the
construction, public administration, agriculture/forestry/fishing/hunting, real estate/rental/leasing, and
management of companies/enterprises sectors experienced the least growth and in fact contracted.
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The following table illustrates job growth projections by industry as presented in the 2021 Pittsburg
Micropolitan Area Economic Annual Profile.

Job Growth By Industry
2021 -2025
Pittsburg Micropolitan Area

Industry Jobs
Leisure and hospitality 42
Education and health services 41
Professional and business services a8
Trade, transportation, and utilities 26
Financial activities 21
Total Government 0
Matural resources and mining 0
Oither services 0
Information -2
Construction -6
Manufacturing -5

Source: BLS, Woods 8 Poole, BERC

Source: BLS, Woods & Poole, BREC (as cited in 2021 Pittsburg Micropolitan Area Economic Annual Profile)

As illustrated, the growth projections by industry suggest the majority of the projected job growth in the area
will be in the leisure and hospitality, educational and health services, professional and business services,
trade/transportation/utilities, and financial activities sectors. It is worth noting that the above projections were
made prior to the 2022 announcement of the FedEx distribution center.
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Major Employers

The table following details the major employers in Pittsburg, Kansas.

MAJOR EMPLOYERS - PITTSBURG, KANSAS

Employer Industry Total Employees

Pittsburg State University Education 1,867

Crossland Construction Construction 1,400
Ascension Via Christi Hospital Healthcare 775
Pittsburg USD 250 Education 684
Sugar Creek Packing Company Manufacturing 500
Pitt Plastics Manufacturing 304
Masonite International Manufacturing 300
Miller’s Professional Imaging Professional Services 287
Ward Kraft Manufacturing 270
NPC International Accomodation/Food Services 269
Kansas Crossing Casino + Hotel Recreation/Tourism 260
City of Pittsburg Public Administration 241
Southeast USD 247 Education 223
Community Health Center of SEK Healthcare 206
Crawford County Mental Health Healthcare 195
SEK Education Service Center Education 160
CDL Electric Company, Inc Utilities 154
Via Christi Village Healthcare 152
New Hope Services Healthcare 150
Watco 150

Total 8,547

Source: Pittsburg Chamber of Commerce, retrieved March 2022

The largest employers in Pittsburg represent a mix of industries including educational services, construction
healthcare services, and manufacturing, among others.

When compared to the 2014 report, three of the top five major employers (Pittsburg State University,
Ascension Via Christi Hospital, and Pittsburg USD 250) currently employ more persons than were employed in
2014. The remaining two major employers appear to be new to the local market. Crossland Construction is
headquartered in Columbus, Kansas, approximately 25 miles south of Pittsburg. Crossland Construction has
eight offices throughout the country and is ranked in the top 100 contractors nationwide. We were unable to
identify an office in Pittsburg. Sugar Creek Packing Company was founded in 1966 and has grown to a total
of six manufacturing and packaging facilities spanning three states in the Midwest including one facility in
Frontenac, which is located just north of Pittsburg. Together, this suggests the above list may represent
employers in the region rather than specific to Pittsburg. It is worth noting that according to a local news story
from July 2021, Sugar Creek Packing Company is proposing to purchase 35 acres in Pittsburg to build homes
to attract prospective employees. More specifically, according to Derek Boesken, Sugar Creek Packing
Company Plant Manager, “some of the surrounding areas we struggle to bring in some high level talent from
outside of the area, and offering them either a temporary play to stay while they kind of get their feet on the
ground, get grounded in the community or to stay permanently.” No additional details were available.
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Pittsburg State University is a four-year public university offering a wide variety of degrees and certificates.
According to the Kansas Board of Regents, there are seven state universities in Kansas. The student to faculty
ratio is 19:1 and the university offers over 250 academic programs in within the colleges of Arts and Sciences,
Business, Education and Technology. The following table illustrates enroliment trends from 2019 to 2021.

Pittsburg State University - Enroliment Trends

9,000 7 964 8,145 8,036
8,000

7,000 6,235 6,138
6,000
5,000
4,000
3,000
2,000
1,000
0

5,805

2019 2020 2021
B Headcount Full-Time Equivalency

Source: Kansas Board of Regents, retrieved February 2021

As illustrated, the full-time equivalency enrollment has steadily decreased since 2019 and the 2021 full-time
equivalency was 6.9 percent lower than that of 2019. One important caveat however is that the incoming
2021 freshmen class increased in size for the first time in six years.

Overall, major employers account for a large percentage of total employment in the Pittsburg, Kansas
Micropolitan Area, which suggests that these major employers are critical for the local economy.

Employment Expansions/Contractions

We spoke with Blake Benson, Pittsburg Area Chamber of Commerce President, regarding any recent business
expansions or contractions in Pittsburg and the surrounding areas, which are listed following.

e Davita Dialysis opened the doors to their new location in September of 2016 near Rouse and
Centennial, across the street from Via Christi. Since, the group has provided dialysis treatment options
for residents of Pittsburg and the surrounding areas.

e Kansas Crossing Casino opened in March of 2017 and continues to bring new entertainment to the
Pittsburg area. With 1% of their profits going to the City of Pittsburg, Crawford County, and Cherokee
County, it is estimated that the Casino has contributed $8.5 million. In addition, the Casino has
partnered with three local agencies to donate over $4.5 million over 10 years to the Career and
Technical Education Center, Pittsburg State University, and the Crawford County Convention and
Visitors Bureau.

e Physi-Kuhl Therapy opened in the fall of 2018 and a smaller clinic will be opened on Broadway near
8th Street. This new option for physical therapy will provide high quality, individual care while offering
a slightly different atmosphere.
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The area continues to be a regional medical hub with several developments since the prior 2014
report. First, the Community Health Center of Southeast Kansas is working on a $6 million project that
will add a medical residency program in an attempt to help address the ongoing difficulty of attracting
medical professionals to the region; it is worth noting that this challenge is not unique to Pittsburg, nor
is it unique to the healthcare profession as rural areas throughout the country struggle to be
competitive with jobs in more urban markets. The building will be complete in the spring of 2022 and
the first class of approximately 12 residents is expected to start in the fall of 2022. Second, the only
dermatologist in southeast Kansas opened its headquarters in Pittsburg in late 2020 and employs
approximately 15 persons.

In February 2022, the City of Pittsburg and Pittsburg Area Chamber of Commerce announced that a
new FedEx Ground distribution center is slated to open in Pittsburg in October 2022. Construction on
the new 250,000 square foot facility is underway next to Kansas Crossing Casino. The facility is
expected to add approximately 150 full and part-time jobs to the local economy. The Kansas
Department of Transportation’s completion of the four-lane U.S. 69 highway expansion to Pittsburg
was reportedly critical in ensuring this expansion could move forward.

A project in the pipeline is the development of a new industrial park, the Montee Industrial Park. This
development will be 180 acres of prime industrial development property served by rail and a transload
facility. The City has purchased the property and is currently working with its engineers to discuss
layout.

WARN Notices

We reviewed publications by the Kansas Works listing WARN (Worker Adjustment and Retraining Notification
Act) notices since 2014. There has only been one WARN notice issued in Workforce Investment Area 5, which
consists of southeast Kansas including Crawford County. On October 26, 2018, Mercy Health Kansas
Communities, Inc. issued a WARN notice impacting 327 employees; this WARN notice represents the closure
of the local hospital in Fort Scott, which is located approximately 31 miles north of Pittsburg. No notices have
been filed since the onset of the COVID-19 pandemic.

)&
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Employment and Unemployment Trends

The following tables detail employment and unemployment trends for the Pittsburg, Kansas Micropolitan
Statistical Area (SMA) from 2006 to January 2022.

EMPLOYMENT & UNEMPLOYMENT TRENDS (NOT SEASONALLY ADJUSTED)

Pittsburg, KS Micropolitan Statistical Area USA
EmpTIZ;?Lent % Change Unem:;:zment Change Em;?);?\Lent % Change Unem:::zment Change
2006 18,345 - 5.1% - 144,427,000 - 4.6% -
2007 19,253 5.0% 4.9% -0.2% 146,047,000 1.1% 4.6% 0.0%
2008 18,771 -2.5% 5.3% 0.4% 145,363,000 -0.5% 5.8% 1.2%
2009 18,422 -1.9% 8.6% 3.3% 139,878,000 -3.8% 9.3% 3.5%
2010 17,687 -4.0% 8.6% 0.0% 139,064,000 -0.6% 9.6% 0.3%
2011 17,755 0.4% 7.8% -0.8% 139,869,000 0.6% 9.0% -0.7%
2012 18,075 1.8% 6.6% -1.2% 142,469,000 1.9% 8.1% -0.9%
2013 18,186 0.6% 5.9% -0.7% 143,929,000 1.0% 7.4% -0.7%
2014 18,144 -0.2% 5.3% -0.6% 146,305,000 1.7% 6.2% -1.2%
2015 18,012 -0.7% 5.1% -0.2% 148,833,000 1.7% 5.3% -0.9%
2016 18,087 0.4% 4.8% -0.3% 151,436,000 1.7% 4.9% -0.4%
2017 18,342 1.4% 4.2% -0.6% 153,337,000 1.3% 4.4% -0.5%
2018 18,072 -1.5% 3.9% -0.3% 155,761,000 1.6% 3.9% -0.4%
2019 18,137 0.4% 3.9% -0.1% 157,538,000 1.1% 3.7% -0.2%
2020 17,901 -1.3% 5.5% 1.7% 147,795,000 -6.2% 8.1% 4.4%
2021 18,328 2.4% 3.6% -1.9% 152,581,000 3.2% 5.4% 2.7%
2022 YTD 18,323 0.0% 2.8% -0.8% 156,280,000 2.4% 4.3% -1.1%
Jan-2021 18,189 - 4.6% - 148,383,000 - 6.8% -
Jan-2022 18,323 0.7% 2.8% -1.8% 155,618,000 4.9% 4.4% -2.4%

Source: U.S. Bureau of Labor Statistics, April 2022
*2022 data is through January

From 2012 through 2019 total employment in the SMA fluctuated between periods of contraction and growth
while nationwide total employment steadily increased. In 2020, total employment in the SMA contracted by
1.3 percent due to the COVID-19 pandemic; the nationwide contraction was significantly greater in magnitude
at 6.2 percent. In 2021 both the SMA and the nation experienced an increase in total employment with growth
in the SMA lagging slightly behind that in the nation as a whole. From January 2021 to January 2022, total
employment in the SMA increased by 0.7 percent, less than the 4.9 percent growth reported nationally, but
relevant nevertheless as total employment in the SMA is currently only slightly lower than the pre COVID-19
peak whereas total employment nationally continues to lag well behind the pre COVID-19 peak.

From 2008 through 2017 the unemployment rate in the SMA was below the national average. In 2018
however the unemployment rate in the SMA increased to be equal to the national average and one year later
local unemployment surpassed the national average for the first time since 2007. In 2020 the unemployment
rate in SMA increased by 1.7 percentage points to 5.5 percent, well below the national average of 8.1 percent.
In 2021 the local unemployment rate fell by 1.9 percentage points to an average of 3.6 percent, still well
below the national average of 5.4 percent. According to the most recent statistics, the unemployment rate in
the SMA is at a 20-year low at 2.8 percent, still well below the national unemployment rate of 4.4 percent.

Overall, the local economy appears to have fared well in recent years in light of the COVID-19 pandemic with
a less substantial contraction in total employment and a less substantial increase in unemployment.
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ANNUAL EMPLOYMENT CHANGE

Pittsburg. KS Micropolitan Statistical Area
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Wages by Occupation

The following table illustrates the wages by occupation for the Pittsburg, Kansas Micropolitan Statistical Area
(SMA).

PITTSBURG, KS MICROPOLITAN STATISTICAL AREA - 2ND QTR 2020 AREA WAGE ESTIMATES

B e Number of Mean Hourly Mean Annual
Employees Wage Wage
All Occupations 378,350 $19.97 $41,540
Management Occupations 14,990 $42.73 $88,880
Architecture and Engineering Occupations 4,620 $34.51 $71,780
Healthcare Practitioners and Technical Occupations 22,140 $32.41 $67,420
Life, Physical, and Social Science Occupations 2,500 $31.27 $65,040
Computer and Mathematical Occupations 3,730 $29.75 $61,870
Legal Occupations 1,370 $29.55 $61,460
Business and Financial Operations Occupations 13,980 $28.90 $60,110
Installation, Maintenance, and Repair Occupations 19,630 $23.11 $48,080
Construction and Extraction Occupations 16,410 $20.92 $43,510
Community and Social Service Occupations 4,960 $20.20 $42,010
Educational Instruction and Library Occupations 31,220 $20.10 $41,800
Protective Service Occupations 8,410 $19.03 $39,590
Production Occupations 42,110 $18.66 $38,810
Transportation and Material Moving Occupations 35,240 $17.56 $36,520
Sales and Related Occupations 33,160 $17.50 $36,400
Office and Administrative Support Occupations 47,920 $16.68 $34,700
Farming, Fishing, and Forestry Occupations 2,600 $16.59 $34,510
Arts, Design, Entertainment, Sports, and Media Occupations 4,230 $15.63 $32,520
Building and Grounds Cleaning and Maintenance Occupatic 12,990 $13.72 $28,530
Healthcare Support Occupations 19,600 $13.06 $27,160
Personal Care and Service Occupations 6,130 $13.01 $27,060
Food Preparation and Serving Related Occupations 30,420 $10.53 $21,910

Source: Department Of Labor, Occupational Employment Statistics, 5/2020, retrieved 4/2022
The table above shows the average hourly and annual wages by occupation classification. The classification

with the lowest average hourly wage is food preparation and serving related occupations at $10.53 per hour.
The highest average hourly wage, of $42.73, is for those in management occupations.
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Commuting Patterns

The following section analyzes data from the U.S. Census Bureau’s OnTheMap project, utilizing data from
2019, the most recent data available. The first graphic illustrates the inflow/outflow of workers in Pittsburg.

el 4 B3]

Erawford @

4,303

Cherckee @

Source: US Census Bureau OnTheMap, data from 2019, retrieved March 2022

As illustrated, the city of Pittsburg is a net importer of workers as 64.3 percent of persons employed in the
city, live outside of the city limits; this is consistent with information provided in local interviews. The vast
majority of persons employed in the city however travel less than ten miles from their homes, which suggests
that the majority of the workers in Pittsburg are living just outside of the city limits. The following table
illustrates where people who work in Pittsburg live.

Count Share

All Places (Cities, CDPs, 11,171 100.0%

etc.)
[ Pittsburg city, KS 3984 357%
[]Frontenac city, KS 636 5. 7%
[ Girard city, KS 259 2.3%
B Arma city, KS 194 1.7%
[]Joplin city, MO 164 16%
O Fort Scott city, KS 161 1.4%
B Parsons city, KS 161 1.4%
Bl Wichita city, KS 146 1.3%
] Columbus city, K8 126 1.1%
[1Baxter Springs city, KS 80 0.7%

All Other Locations 5240 46.9%

Source: US Census Bureau OnTheMap, data from 2019, retrieved March 2022
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The most common cities where Pittsburg workers live are Frontenac and Girard; the largest percentage of
workers however (46.9 percent) live in either unincorporated areas or cities further from those included on
the above list; based on the commuting distance (the majority of workers commute less than ten miles), we
believe the majority of workers live in unincorporated areas of Crawford and immediately adjacent counties.

Conclusion

Employment in Pittsburg, Kansas is concentrated in the healthcare/social assistance, educational services,
and manufacturing industries, which collectively comprise 47.6 percent of local employment. The large share
of PMA employment in manufacturing is notable as this industry is historically volatile, and prone to contraction
during economic downturns. However, total employment in manufacturing in the city increased from 2010 to
2021, a trend that is contrary to national trends, and suggests that manufacturing locally is more resilient
than the national average. Further, the city also has a significant share of employment in the healthcare
industry, which is historically known to exhibit greater stability during recessionary periods.

When compared to the 2014 report, three of the top five major employers (Pittsburg State University,
Ascension Via Christi Hospital, and Pittsburg USD 250) currently employ more persons than were employed in
2014. The remaining two major employers appear to be new to the local market. Crossland Construction is
headquartered in Columbus, Kansas, approximately 25 miles south of Pittsburg, and Sugar Creek Packing
Company has one facility in Frontenac, which is located just north of Pittsburg. We were unable to identify
offices for either company in Pittsburg, which suggests the above list may represent employers in the region
rather than specific to Pittsburg. It is worth noting that according to a local news story from July 2021, Sugar
Creek Packing Company is proposing to purchase 35 acres in Pittsburg to build homes to attract prospective
employees. More specifically, according to Derek Boesken, Sugar Creek Packing Company Plant Manager,
“some of the surrounding areas we struggle to bring in some high-level talent from outside of the area, and
offering them either a temporary play to stay while they kind of get their feet on the ground, get grounded in
the community or to stay permanently.” No additional details were available. Further, from 2010 and 2021,
the industries which expanded most substantially during this period include retail trade, admin/support/waste
management services, and healthcare/social assistance. Additionally, total employment in manufacturing
increased during this period locally, a trend that is notable given contractions nationwide. Conversely, the
construction, public administration, agriculture/forestry/fishing/hunting, real estate/rental/leasing, and
management of companies/enterprises sectors experienced the least growth and in fact contracted.

In 2020, total employment in the Pittsburg, Kansas Micropolitan Statistical Area (SMA) contracted by 1.3
percent due to the COVID-19 pandemic; the nationwide contraction was significantly greater in magnitude at
6.2 percent. From January 2021 to January 2022, total employment in the SMA increased by 0.7 percent, less
than the 4.9 percent growth reported nationally, but relevant nevertheless as total employment in the SMA is
currently only slightly lower than the pre COVID-19 peak whereas total employment nationally continues to lag
well behind the pre COVID-19 peak. In 2020 the unemployment rate in SMA increased by 1.7 percentage
points to 5.5 percent, well below the national average of 8.1 percent. In 2021 the local unemployment rate
fell by 1.9 percentage points to an average of 3.6 percent, still well below the national average of 5.4 percent.
According to the most recent statistics, the unemployment rate in the SMA is at a 20-year low at 2.8 percent,
still well below the national unemployment rate of 4.4 percent. Overall, the local economy appears to have
fared well in recent years in light of the COVID-19 pandemic with a less substantial contraction in total
employment and a less substantial increase in unemployment.
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DEMOGRAPHIC TRENDS

The following section presents demographic data for the City of Pittsburg, the Pittsburg, Kansas Micropolitan
Statistical Area (SMA), which consists of Crawford County, the State of Kansas, and the nation. Information is
provided to us by ESRI Demographics and Ribbon Demographic, national proprietary data providers, or
collected from the US Census Bureau. It is worth noting that college students who are living outside of group
quarters (i.e. dormitories) and outside of their parents’ home, are counted as persons in the local population.
It is also worth noting that projections were released prior to the FedEx transfer station announcement, a
development that is expected to impact demographic trends upon completion.

Population

Total Population

The following tables illustrate the total population growth trends in the city, micropolitan statistical area, which
consists of Crawford County, state, and nation from 2000 through 2021, as well as projections through 2026.

Population Annual Percent Change
2010 Est. 2021 Prj. 2026 2000-10 2010-21 2021-26
Pittsburg, KS 19,032 20,276 20,315 20,071 0.7% 0.0% -0.2%
Pittsburg, KS Micropolitan Statistical Area 35,152 39,134 39,625 39,261 1.1% 0.1% -0.2%
Kansas 2,680,066 2,853,026 2,955,529 2,996,345 0.6% 0.3% 0.3%
USA 280,304,282 308,745,538 333,934,112 345,887,495 1.0% 0.7% 0.7%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

As illustrated above, the population in the city increased from 2000 to 2010 and remained stable from 2010
to 2021. From 2021 through 2026, the population in the city is projected to decrease slightly. Similar trends
and projections are evident in the county. Statewide, the population has steadily increased, albeit at slower
rates relative to nationwide growth. A stable or declining population is relatively common among more rural
areas of the country, particularly as nationwide population growth slows.

It is worth noting that ESRI’'s 2021 population number is slightly below the 2020 Census population estimate
of 20,646 persons. ESRI’'s 2021 population numbers were released prior to the release of the 2020 Census
numbers. Further, the Pittsburg Micropolitan Area Economic Report and Data reflect a two percent increase
in the population increase from 2020 to 2021, as illustrated in the graph below.

Population
City Of Pittsburg
210K B
20,646
205K
20,399 20,278 20,280 3,17]
200K l l l I
2016 2017 2018 2019 2020 2021

Source: The Bureau of the Census and Unacast.

Source: As Cited in Pittsburg Micropolitan Area Economic Report and Data
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Senior Population

The following tables illustrate the senior population growth trends in the city, micropolitan statistical area,
which consists of Crawford County, state, and nation from 2000 through 2021, as well as projections through
2026.

Population 65+ Annual Percent Change
2010 Est. 2021 Prji.2026  2000-10 2010-21  2021-26
Pittsburg, KS 2,695 2,314 2,905 3,161 -1.4% 2.3% 1.8%
Pittsburg, KS Micropolitan Statistical Area 5,377 5,463 7,044 7,776 0.2% 2.6% 2.1%
Kansas 354,628 376,079 506,134 571,630 0.6% 3.1% 2.6%
USA 34,835,393 40,267,984 57,652,490 66,420,385 1.6% 3.8% 3.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

As illustrated above, the senior population in the city decreased from 2000 to 2010, but increased by a greater
magnitude from 2010 to 2021. From 2021 through 2026, the senior population in the city is projected to
continue to increase, albeit at a slower rate relative to the county, state, and nation.

Population by Age
The following tables illustrate the distribution of the population by age in the city, micropolitan statistical area,
and nation in 2021, as well as projections in 2026.

POPULATION BY AGE IN 2021
Pittsburg, KS Micropolitan

Age Cohort Pittsburg, KS Statistical Area
Number Percentage Number Percentage Number Percentage

0-4 1,265 6.2% 2,278 5.7% 19,583,554 5.9%

5-9 1,172 5.8% 2,248 5.7% 20,285,004 6.1%
10-14 1,062 5.2% 2,172 5.5% 20,830,354 6.2%
15-19 1,785 8.8% 2,869 7.2% 20,895,063 6.3%
20-24 3,414 16.8% 4,418 11.1% 21,774,858 6.5%
25-29 1,746 8.6% 2,939 7.4% 23,635,805 7.1%
30-34 1,579 7.8% 2,807 7.1% 23,075,663 6.9%
35-39 1,060 5.2% 2,255 5.7% 22,214,979 6.7%
40-44 853 4.2% 2,009 5.1% 20,473,604 6.1%
45-49 792 3.9% 1,916 4.8% 19,884,128 6.0%
50-54 832 4.1% 2,033 5.1% 20,369,768 6.1%
55-59 888 4.4% 2,285 5.8% 21,854,615 6.5%
60-64 963 4.7% 2,352 5.9% 21,404,227 6.4%
65-69 813 4.0% 2,093 5.3% 18,643,582 5.6%
70-74 717 3.5% 1,796 4.5% 15,357,989 4.6%
75-79 526 2.6% 1,250 3.2% 10,256,260 3.1%
80-84 381 1.9% 873 2.2% 6,567,201 2.0%
85+ 468 2.3% 1,032 2.6% 6,827,458 2.0%
Total 20,316 100.0% 39,625 100.0% 333,934,112 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022
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POPULATION BY AGE IN 2026 ESTIMATE
Pittsburg, KS Micropolitan

Age Cohort Pittsburg, KS Statistical Area
Number Percentage Number Percentage Number Percentage

0-4 1,263 6.3% 2,235 5.7% 20,376,508 5.9%

5-9 1,146 5.7% 2,212 5.6% 20,557,178 5.9%
10-14 1,096 5.5% 2,251 5.7% 21,175,516 6.1%
15-19 1,777 8.9% 2,841 7.2% 21,464,554 6.2%
20-24 3,275 16.3% 4,126 10.5% 21,430,752 6.2%
25-29 1,511 7.5% 2,469 6.3% 22,134,213 6.4%
30-34 1,295 6.5% 2,460 6.3% 24,254,848 7.0%
35-39 1,316 6.6% 2,573 6.6% 23,948,559 6.9%
40-44 961 4.8% 2,173 5.5% 22,461,154 6.5%
45-49 802 4.0% 1,977 5.0% 20,643,364 6.0%
50-54 793 4.0% 1,907 4.9% 19,678,616 5.7%
55-59 779 3.9% 1,987 5.1% 20,246,000 5.9%
60-64 896 4.5% 2,274 5.8% 21,095,848 6.1%
65-69 864 4.3% 2,198 5.6% 20,376,914 5.9%
70-74 732 3.6% 1,906 4.9% 17,021,089 4.9%
75-79 666 3.3% 1,600 4.1% 13,402,050 3.9%
80-84 423 2.1% 1,014 2.6% 8,180,378 2.4%
85+ 476 2.4% 1,058 2.7% 7,439,954 2.2%
Total 20,071 100.0% 39,261 100.0% 345,887,495 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The largest age cohort in the city and micropolitan statistical area is the 20- to 24-year-old cohort, a trend
driven by the present of Pittsburg State University in the city limits. In fact, the city has approximately 2.5 times
the percentage of persons in this cohort relative to nationwide trends. Conversely, the city has a lesser
percentage of persons ages 40 to 59 relative to the nation. These trends are projected to remain through
2026.

Households
Total Households

The following tables illustrate the total household growth trends in the city, micropolitan statistical area, which
consists of Crawford County, state, and nation from 2000 through 2021, as well as projections through 2026.

Households Annual Percent Change
2010 Est. 2021 Prj. 2026 2000-10 2010-21 2021-26
Pittsburg, KS 7,770 8,160 8,104 7,990 0.5% -0.1% -0.3%
Pittsburg, KS Micropolitan Statistical Area 14,252 15,699 15,875 15,683 1.0% 0.1% -0.2%
Kansas 1,034,625 1,112,003 1,153,683 1,169,869 0.7% 0.3% 0.3%
USA 105,081,032 116,716,293 126,470,651 131,047,367 1.1% 0.7% 0.7%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

Total households in the city increased from 2000 to 2010 and remained generally stable from 2010 through
2021. From 2021 to 2026 the number of total households in the city is projected to decrease, albeit only
slightly. Similar trends were reported and are projected for the county. Statewide, the number of total
households has increased in each period and is projected to continue to do so through 2026, albeit at a slower
rate than that projected nationwide.
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Senior Households

The following tables illustrate the senior household growth trends in the city, micropolitan statistical area,
which consists of Crawford County, state, and nation from 2000 through 2021, as well as projections through
2026.

Households 65+ Annual Percent Change

Est. 2021 Prj. 2026 2010-21 2021-26
Pittsburg, KS 1,745 1,754 1,845 0.0% 1.0%
Pittsburg, KS Micropolitan Statistical Area 3,882 4,059 4,310 0.4% 1.2%
Kansas 254,451 311,069 350,630 2.0% 2.5%
USA 27,341,469 34,420,985 39,635,347 2.3% 3.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

As illustrated above, the number of senior households in the city remained stable from 2010 through 2021,
and is projected to increase through 2026, albeit at a slower rate of growth than that projected in the county,
state, or nation.

Average Household Size
The following table illustrates the average household size between 2000 and 2021 as well as projections for

2026 in the city, micropolitan statistical area, and the nation.

AVERAGE HOUSEHOLD SIZE
Pittsburg, KS Micropolitan

Pittsburg, KS Statistical Area

Number Annual Change Number Annual Change Number Annual Change
2000 2.27 - 2.34 - 2.59 -
2010 2.32 0.2% 2.38 0.2% 2.57 -0.1%
2021 2.33 0.1% 2.38 0.0% 2.58 0.0%
2026 2.34 0.0% 2.39 0.1% 2.58 0.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The average household size in the city and the micropolitan statistical area is smaller than the nationwide
average, a trend that is likely due to the sizeable college student population in the city, many of whom are in
one-person households. The average household size is projected to remain relatively stable in all areas
through 2026.

Household Size Distribution
The following table illustrates the household size distributions in the city and the micropolitan statistical are
for the years 2000 and 2021, as well as the projected distributions for the year 2026.

HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS

2000 2021 2026

Household Size Total Percent Total Percent Total Percent
1 persons 2,583 33.2% 2,571 31.7% 2,515 31.5%

2 persons 2,689 34.6% 2,693 33.2% 2,647 33.1%

3 persons 1,191 15.3% 1,345 16.6% 1,331 16.7%

4 persons 762 9.8% 812 10.0% 806 10.1%

5+ persons 545 7.0% 683 8.4% 691 8.6%
Total 7,770 100.0% 8,104 100.0% 7,990 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022
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HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS MICROPOLITAN STATISTICAL AREA

2000 2021 2026

Household Size Total Percent Total Percent Total Percent
1 persons 4,357 30.6% 4,744 29.9% 4,664 29.7%

2 persons 4,978 34.9% 5,456 34.4% 5,379 34.3%

3 persons 2,211 15.5% 2,563 16.1% 2,540 16.2%

4 persons 1,592 11.2% 1,745 11.0% 1,731 11.0%

5+ persons 1,114 7.8% 1,367 8.6% 1,369 8.7%
Total 14,252 100.0% 15,875 100.0% 15,683 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The majority of households in the city and micropolitan statistical area are one and two-person households
and these trends are projected to continue through 2026.

Senior (65+) Household Size Distribution
The following table illustrates the senior household size distribution in the city and the micropolitan statistical

are for the years 2000 and 2021, as well as the projected senior household size distributions for the year
2026.

SENIOR i65+i HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS
Total Households Percent

Household Size Total Households Percent
1 persons 1,028 58.6% 1,054 57.1%
2 persons 661 37.7% 692 37.5%
3 persons 52 3.0% 66 3.6%
4 persons 6 0.3% 22 1.2%
5+ persons 7 0.4% 11 0.6%
Total 1,754 100.0% 1,845 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

SENIOR i65+i HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS MICROPOLITAN STATISTICAL AREA
Percent Total Households Percent

Household Size Total Households

1 persons 2,093 51.6% 2,174 50.4%
2 persons 1,771 43.6% 1,895 44.0%
3 persons 153 3.8% 180 4.2%
4 persons 34 0.8% 49 1.1%
5+ persons 8 0.2% 12 0.3%
Total 4,059 100.0% 4,310 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

Nearly all senior (65+) households in the city and micropolitan statistical area are one or two-person
households and these trends are projected to continue through 2026.
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General Household Tenure
The following table illustrates the tenure patterns in the city and the micropolitan statistical are for the years
2000, 2010, and 2021, as well as the projected tenure patterns for the year 2026.

TENURE PATTERNS - PITTSBURG, KS

Owner-Occupied Percentage Renter-Occupied Percentage

Units Owner-Occupied Units Renter-Occupied
2000 4,117 53.0% 3,653 47.0%
2010 3,931 48.2% 4,229 51.8%
2021 3,760 46.4% 4,344 53.6%
2026 3,795 47.5% 4,195 52.5%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

TENURE PATTERNS - PITTSBURG, KS MICROPOLITAN STATISTICAL AREA

Owner-Occupied Percentage Renter-Occupied Percentage
Units Owner-Occupied Units Renter-Occupied
2000 8,939 62.7% 5,313 37.3%
2010 9,649 61.5% 6,050 38.5%
2021 9,554 60.2% 6,321 39.8%
2026 9,564 61.0% 6,119 39.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

As illustrated in the tables above, the majority of occupied housing units in the city are occupied by renter
households; this is in contrast to that tenure patterns in the micropolitan statistical area. More specifically,
while 53.6 percent of occupied housing units in the city are occupied by renters, only 39.8 percent of occupied
housing units in the micropolitan statistical area are occupied by renters. Both the number and percentage of
renter-occupied housing units in both areas are projected to decrease through 2026, while the number and
percentage of owner-occupied housing units are projected to increase over this time period.

Senior Household Tenure
The following table illustrates the tenure patterns for senior (65+) households in the city and the micropolitan
statistical are for the years 2000, 2010, and 2021, as well as the projected tenure patterns for the year 2026.

PITTSBURG, KS - TENURE PATTERNS OF SENIORS 65+

Owner-Occupied Percentage Renter-Occupied Percentage
Units Owner-Occupied Units Renter-Occupied
2000 - - - -
2010 1,230 70.5% 515 29.5%
2021 1,146 65.3% 608 34.7%
2026 1,199 65.0% 646 35.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

PITTSBURG, KS MICRPOLITAN STATISTCAL AREA - TENURE PATTERNS OF SENIORS 65+

Owner-Occupied Percentage Renter-Occupied Percentage
Units Owner-Occupied Units Renter-Occupied
2000 - - - -
2010 3,014 77.6% 868 22.4%
2021 3,026 74.6% 1,033 25.4%
2026 3,219 T4.7% 1,091 25.3%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022
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The majority of housing units occupied by senior households in both the city and the SMA are occupied by
owners, and the city does have a higher percentage of senior renter households. The number and percentage

of senior renter households in the city are projected to increase through 2026.

Renter Household Size Distribution
The following table illustrates the renter household size distributions in the city and the micropolitan statistical

are for the years 2000 and 2021, as well as the projected renter distributions for the year 2026.

RENTER HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS

2000 2021 2026
Household Size Total Percent Total Percent Total Percent
1 persons 1,488 40.7% 1,651 38.0% 1,598 38.1%
2 persons 1,120 30.7% 1,268 29.2% 1,210 28.8%
3 persons 553 15.1% 717 16.5% 687 16.4%
4 persons 254 7.0% 337 7.8% 325 1.7%
5+ persons 238 6.5% 371 8.5% 375 8.9%
Total 3,653 100.0% 4,344 100.0% 4,195 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

RENTER HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS MICROPOLITAN STATISTICAL AREA

2000 2021
Household Size Total Percent Total Percent Total Percent
1 persons 2,015 37.9% 2,383 37.7% 2,318 37.9%
2 persons 1,622 30.5% 1,833 29.0% 1,747 28.6%
3 persons 867 16.3% 1,055 16.7% 1,021 16.7%
4 persons 432 8.1% 520 8.2% 503 8.2%
5+ persons 377 7.1% 530 8.4% 530 8.7%
Total 5,313 100.0% 6,321 100.0% 6,119 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The majority of renter households in the city and SMA are one and two-person households, followed by three-
person households and these trends are projected to continue through 2026.

Senior (65+) Renter Household Size Distribution
The following table illustrates the senior renter household size distribution in the city and the micropolitan

statistical are for the years 2000 and 2021, as well as the projected senior renter household size distributions
for the year 2026.

SENIOR i65+i RENTER HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS
Percent Total Households Percent

Total Households

Household Size

1 persons 525 86.3% 536 83.0%

2 persons 70 11.5% 66 10.2%

3 persons 12 2.0% 27 4.2%

4 persons 1 0.2% 14 2.2%

5+ persons 0 0.0% 3 0.5%
Total 608 100.0% 646 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022
‘0 NOVOGRADAC. 33

¢



PITTSBURG, KANSAS - HOUSING NEEDS ASSESSMENT UPDATE

SENIOR (65+) RENTER HOUSEHOLD SIZE DISTRIBUTION - PITTSBURG, KS MICROPOLITAN STATISTICAL AREA

2021 2026

Household Size Total Households Percent Total Households Percent
1 persons 808 78.2% 838 76.8%

2 persons 192 18.6% 186 17.0%

3 persons 15 1.5% 30 2.7%

4 persons 18 1.7% 34 3.1%

5+ persons 0 0.0% 3 0.3%
Total 1,033 100.0% 1,091 100.0%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

Nearly all senior (65+) renter households in the city and micropolitan statistical area are one or two-person
households and these trends are projected to continue through 2026.

Income

Median Household Income
The following table illustrates the median household incomes between 2000 and 2021 as well as projections
for 2026 in the city, micropolitan statistical area, and the nation.

MEDIAN HOUSEHOLD INCOME
Pittsburg, KS Micropolitan
Statistical Area

Pittsburg, KS

Amount Amount Annual Change
2000 $27,097 - $29,912 - $44,333 -
2021 $36,840 1.7% $41,391 1.8% $64,730 2.2%
2026 $37,819 0.5% $44,101 1.3% $72,932 2.5%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The median household income in the city is below that of the micropolitan statistical area and both are well
below that of the nation. While the larger presence of college students is likely a contributing factor, even
working age, middle to late career households in the city have a lower median household income than that of
their counterparts in the micropolitan statistical area and the nation as is evidenced in the table below.

MEDIAN HOUSEHOLD INCOME (AGES 55-64
Pittsburg, KS Micropolitan

Pi K
ittsburg, KS Statistical Area

2021 $44,246 - $48,504 - $74,733 -
2026 $45,431 0.5% $67,601 7.9% $93,984 5.2%
Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

The median household income of all households and of mid to late career working households in the city are
projected to increase slightly from 2021 to 2026, but the rate of growth projected in the city is significantly
lower than the rates of growth projected in the micropolitan statistical area and the nation. As such, by 2026
the gaps between the median household income in the city with that of the surrounding county and the nation
as a whole are projected to further widen.
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General Household Income Distribution
The following tables illustrate household income distribution in 2021 and that projected in 2026 in the city,
micropolitan statistical area, and nation.

HOUSEHOLD INCOME
Pittsburg, KS

Income Cohort 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 1,010 12.5% 917 11.5% -19 -1.8%
$10,000-19,999 1,324 16.3% 1,220 15.3% -21 -1.6%
$20,000-29,999 994 12.3% 926 11.6% -14 -1.4%
$30,000-39,999 975 12.0% 898 11.2% -15 -1.6%
$40,000-49,999 793 9.8% 863 10.8% 14 1.8%
$50,000-59,999 539 6.7% 497 6.2% -8 -1.6%
$60,000-74,999 633 7.8% 629 7.9% -1 -0.1%
$75,000-99,999 739 9.1% 754 9.4% 3 0.4%
$100,000-124,999 446 5.5% 494 6.2% 10 2.2%
$125,000-149,999 262 3.2% 305 3.8% 9 3.3%
$150,000-199,999 207 2.6% 249 3.1% 8 4.1%
$200,000+ 182 2.2% 238 3.0% 11 6.2%
Total 8,104 100.0% 7,990 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

HOUSEHOLD INCOME
Pittsburg, KS Micropolitan Statistical Area

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 1,578 9.9% 1,437 9.2% -28 -1.8%
$10,000-19,999 2,310 14.6% 2,099 13.4% -42 -1.8%
$20,000-29,999 1,952 12.3% 1,806 11.5% -29 -1.5%
$30,000-39,999 1,809 11.4% 1,701 10.8% -22 -1.2%
$40,000-49,999 1,557 9.8% 1,559 9.9% 0] 0.0%
$50,000-59,999 1,096 6.9% 1,108 7.1% 2 0.2%
$60,000-74,999 1,342 8.5% 1,322 8.4% -4 -0.3%
$75,000-99,999 1,689 10.6% 1,675 10.7% -3 -0.2%
$100,000-124,999 1,143 7.2% 1,204 7.7% 12 1.1%
$125,000-149,999 657 4.1% 771 4.9% 23 3.5%
$150,000-199,999 389 2.5% 546 3.5% 31 8.1%
$200,000+ 353 2.2% 455 2.9% 20 5.8%
Total 15,875 100.0% 15,683 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022
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HOUSEHOLD INCOME USA

USA
Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 7,612,939 6.0% 7,110,992 5.4% -100,389 -1.3%
$10,000-19,999 10,391,942 8.2% 9,412,666 7.2% -195,855 -1.9%
$20,000-29,999 10,979,507 8.7% 10,255,668 7.8% -144,768 -1.3%
$30,000-39,999 10,681,904 8.4% 10,057,571 7.7% -124,867 -1.2%
$40,000-49,999 10,130,831 8.0% 9,748,811 7.4% -76,404 -0.8%
$50,000-59,999 8,996,899 7.1% 8,980,416 6.9% -3,297 0.0%
$60,000-74,999 12,162,468 9.6% 11,929,878 9.1% -46,518 -0.4%
$75,000-99,999 15,717,911 12.4% 16,074,353 12.3% 71,288 0.5%
$100,000-124,999 11,779,502 9.3% 12,575,571 9.6% 159,214 1.4%
$125,000-149,999 8,197,889 6.5% 9,395,357 7.2% 239,494 2.9%
$150,000-199,999 8,631,385 6.8% 10,395,066 7.9% 352,736 4.1%
$200,000+ 11,187,474 8.8% 15,111,018 11.5% 784,709 7.0%
Total 126,470,651 100.0% 131,047,367 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

A significantly greater percentage of households in the city (62.9 percent) have incomes below $50,000
relative to that of the SMA (58.0 percent) and nation (39.4 percent). Conversely, a significantly smaller
percentage of households in the city (13.5 percent) have incomes of $100,000 and above relative to that of
the SMA (16.0 percent) and the nation (31.5 percent). While there are many potential explanations for the
lower incomes in the city, based on our research we believe four are most prevalent. First, the city has a large
number of college students many of whom have low to no income while they are in school. Second, jobs in
smaller cities and rural areas typically offer lower wages than larger more urban areas due to the relatively
affordable cost of living. Third, the city has a large renter household population, again due in part to the
university, and renter households typically have lower incomes than owner households. And, finally, the
housing supply in the city is older and historically households in search of quality housing have had to search
beyond the city limits.
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Household Income Distribution by Age
The following graph illustrates the number of households by income and age of householder in Pittsburg,
Kansas

HOUSEHOLDS BY INCOME BY AGE OF HOUSEHOLDER - PITTSBURG, KS
450

400
350
300
250
200
150
100

50

Householder under 25 years: =====Householder 25 t0 44 years: === Householder 45 to 64 years: === Householder 65 years and over:

Source: U.S. Census Bureau, 2016-2020 American Community Survey 5-Year Estimates

Income Householder Householder Householder Householder
under 25 years: 25to 44 years: 45to 64 years: 65 years and over:

Less than $10,000 382 302 157 74 915
$10,000 to $14,999 167 187 405 188 947
$15,000 to $19,999 424 166 124 129 843
$20,000 to $24,999 215 98 95 81 489
$25,000 to $29,999 94 136 105 121 456
$30,000 to $34,999 122 79 94 129 424
$35,000 to $39,999 27 135 140 122 424
$40,000 to $44,999 44 110 161 193 508
$45,000 to $49,999 22 95 75 108 300
$50,000 to $59,999 151 149 188 170 658
$60,000 to $74,999 95 203 128 99 525
$75,000 to $99,999 36 330 129 138 633

$100,000 to $124,999 27 204 142 48 421

$125,000 to $149,999 11 58 60 66 195

$150,000 to $199,999 0 88 14 33 135

$200,000 or more 0 46 128 0 174
Total 1,817 2,386 2,145 1,699 8,047

Source: U.S. Census Bureau, 2016-2020 American Community Survey 5-Year Estimates
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As illustrated, young householders are more likely to have lower incomes than mid and late career
householders as well as senior householders. More specifically, 37 percent of householders with incomes
below $25,000 are householders under the age of 25. Additionally, younger householders are more likely than
their counterparts to have low incomes. For example, 65 percent of householders under 25 years of age have
incomes below $25,000; this compares to 32 percent of householders ages 25 to 44, 36 percent of
householders ages 45 to 64, and 28 percent of senior householders. It is reasonable to assume that many of
the householders ages 25 and under are college students and that their low incomes will be temporary in
nature.

Senior (65+) Household Income Distribution
The following tables illustrate senior household income distribution in 2021 and that projected in 2026 in the
city, micropolitan statistical area, and nation.

HOUSEHOLD INCOME 65+
Pittsburg, KS

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 133 7.6% 131 7.1% 0 -0.3%
$10,000-19,999 317 18.1% 318 17.2% 0 0.1%
$20,000-29,999 366 20.9% 358 19.4% -2 -0.4%
$30,000-39,999 209 11.9% 216 11.7% 1 0.7%
$40,000-49,999 117 6.7% 153 8.3% 7 6.2%
$50,000-59,999 86 4.9% 83 4.5% -1 -0.7%
$60,000-74,999 167 9.5% 167 9.1% 0 0.0%
$75,000-99,999 186 10.6% 194 10.5% 2 0.9%
$100,000-124,999 65 3.7% 74 4.0% 2 2.8%
$125,000-149,999 31 1.8% 42 2.3% 2 7.1%
$150,000-199,999 36 2.1% 49 2.7% 3 7.2%
$200,000+ 41 2.3% 60 3.3% 4 9.3%
Total 1,754 100.0% 1,845 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

HOUSEHOLD INCOME 65+
Pittsburg, KS Micropolitan Statistical Area

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 303 7.5% 300 7.0% -1 -0.2%
$10,000-19,999 729 18.0% 735 17.1% 1 0.2%
$20,000-29,999 761 18.7% 753 17.5% -2 -0.2%
$30,000-39,999 582 14.3% 593 13.8% 2 0.4%
$40,000-49,999 375 9.2% 415 9.6% 8 2.1%
$50,000-59,999 249 6.1% 279 6.5% 6 2.4%
$60,000-74,999 353 8.7% 377 8.7% 5 1.4%
$75,000-99,999 347 8.5% 380 8.8% 7 1.9%
$100,000-124,999 151 3.7% 178 4.1% 5 3.6%
$125,000-149,999 70 1.7% 90 2.1% 4 5.7%
$150,000-199,999 56 1.4% 88 2.0% 6 11.4%
$200,000+ 83 2.0% 122 2.8% 8 9.4%
Total 4,059 100.0% 4,310 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022
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HOUSEHOLD INCOME 65+

USA
Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 2,189,406 6.4% 2,317,107 5.8% 25,540 1.2%
$10,000-19,999 4,604,309 13.4% 4,574,581 11.5% -5,946 -0.1%
$20,000-29,999 4,334,891 12.6% 4,501,617 11.4% 33,345 0.8%
$30,000-39,999 3,703,769 10.8% 3,926,521 9.9% 44,550 1.2%
$40,000-49,999 3,191,770 9.3% 3,489,798 8.8% 59,606 1.9%
$50,000-59,999 2,586,074 7.5% 2,958,925 7.5% 74,570 2.9%
$60,000-74,999 3,157,581 9.2% 3,582,973 9.0% 85,078 2.7%
$75,000-99,999 3,548,066 10.3% 4,239,576 10.7% 138,302 3.9%
$100,000-124,999 2,243,544 6.5% 2,829,059 7.1% 117,103 5.2%
$125,000-149,999 1,483,728 4.3% 2,019,277 5.1% 107,110 7.2%
$150,000-199,999 1,426,281 4.1% 2,054,987 5.2% 125,741 8.8%
$200,000+ 1,951,566 5.7% 3,140,926 7.9% 237,872 12.2%
Total 34,420,985 100.0% 39,635,347 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

A significantly greater percentage of senior households in the city (65.1 percent) and micropolitan statistical
area (67.8 percent) have incomes below $50,000 relative to that of the and nation (52.4 percent). Conversely,
a significantly smaller percentage of senior households in the city (9.9 percent) and micropolitan statistical
area (8.9 percent) and have incomes of $100,000 and above relative to that of the nation (20.6 percent).

General Renter Household Income Distribution
The following table illustrates total renter household income distribution.

RENTER HOUSEHOLD INCOME

Pittsburg, KS

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 905 20.8% 815 19.4% -18 -2.0%
$10,000-19,999 1,024 23.6% 931 22.2% -19 -1.8%
$20,000-29,999 635 14.6% 591 14.1% -9 -1.4%
$30,000-39,999 596 13.7% 551 13.1% -9 -1.5%
$40,000-49,999 340 7.8% 389 9.3% 10 2.9%
$50,000-59,999 275 6.3% 267 6.4% -2 -0.6%
$60,000-74,999 169 3.9% 174 4.1% 1 0.6%
$75,000-99,999 243 5.6% 250 6.0% 1 0.6%
$100,000-124,999 58 1.3% 75 1.8% 3 5.9%
$125,000-149,999 32 0.7% 44 1.0% 2 7.5%
$150,000-199,999 35 0.8% 51 1.2% 3 9.1%
$200,000+ 32 0.7% 57 1.4% 5 15.6%
Total 4,344 100.0% 4,195 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022
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RENTER HOUSEHOLD INCOME
Pittsburg, KS Micropolitan Statistical Area

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 1,221 19.3% 1,114 18.2% -21 -1.8%
$10,000-19,999 1,459 23.1% 1,325 21.7% -27 -1.8%
$20,000-29,999 1,002 15.9% 923 15.1% -16 -1.6%
$30,000-39,999 812 12.8% 760 12.4% -10 -1.3%
$40,000-49,999 500 7.9% 538 8.8% 8 1.5%
$50,000-59,999 425 6.7% 426 7.0% 0 0.0%
$60,000-74,999 223 3.5% 229 3.7% 1 0.5%
$75,000-99,999 395 6.2% 400 6.5% 1 0.3%
$100,000-124,999 120 1.9% 141 2.3% 4 3.5%
$125,000-149,999 68 1.1% 97 1.6% 6 8.5%
$150,000-199,999 54 0.9% 92 1.5% 8 14.1%
$200,000+ 42 0.7% 74 1.2% 6 15.2%
Total 6,321 100.0% 6,119 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

RENTER HOUSEHOLD INCOME USA

USA
Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 4,849,227 10.9% 4,511,554 9.9% -67,535 -1.4%
$10,000-19,999 5,888,272 13.2% 5,322,532 11.7% -113,148 -1.9%
$20,000-29,999 5,458,511 12.2% 5,089,765 11.2% -73,749 -1.4%
$30,000-39,999 4,810,729 10.8% 4,537,567 10.0% -54,632 -1.1%
$40,000-49,999 4,138,304 9.3% 4,016,529 8.9% -24,355 -0.6%
$50,000-59,999 3,338,362 7.5% 3,400,464 7.5% 12,420 0.4%
$60,000-74,999 4,007,704 9.0% 4,043,990 8.9% 7,257 0.2%
$75,000-99,999 4,241,682 9.5% 4,540,094 10.0% 59,682 1.4%
$100,000-124,999 2,651,109 5.9% 2,999,854 6.6% 69,749 2.6%
$125,000-149,999 1,715,278 3.8% 2,106,592 4.6% 78,263 4.6%
$150,000-199,999 1,607,118 3.6% 2,090,902 4.6% 96,757 6.0%
$200,000+ 1,857,592 4.2% 2,695,341 5.9% 167,550 9.0%
Total 44,563,888 100.0% 45,355,184 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

A significantly greater percentage of renter households in the city (80.6 percent) have incomes below $50,000
relative to that of the nation (56.4 percent). Conversely, a significantly smaller percentage of households in
the city (3.6 percent) have incomes of $100,000 and above relative to that of the micropolitan statistical area
(4.5 percent) and the nation (17.6 percent).
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Senior (65+) Renter Household Income Distribution
The following tables illustrate senior renter household income distribution in 2021 and that projected in 2026
in the city, micropolitan statistical area, and nation.

RENTER HOUSEHOLD INCOME 65+

Pittsburg, KS

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 85 14.0% 83 12.8% 0 -0.5%
$10,000-19,999 148 24.3% 148 22.9% 0 0.0%
$20,000-29,999 166 27.3% 164 25.4% 0 -0.2%
$30,000-39,999 57 9.4% 61 9.4% 1 1.4%
$40,000-49,999 15 2.5% 28 4.3% 3 17.3%
$50,000-59,999 17 2.8% 17 2.6% 0 0.0%
$60,000-74,999 41 6.7% 43 6.7% 0 1.0%
$75,000-99,999 46 7.6% 51 7.9% 1 2.2%
$100,000-124,999 11 1.8% 11 1.7% 0 0.0%
$125,000-149,999 6 1.0% 10 1.5% 1 13.3%
$150,000-199,999 6 1.0% 14 2.2% 2 26.7%
$200,000+ 10 1.6% 16 2.5% 1 12.0%
Total 608 100.0% 646 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

RENTER HOUSEHOLD INCOME 65+
Pittsburg, KS Micropolitan Statistical Area

Income Cohort 2021 2026 Annual Change 2021 to 2026
Number Percentage Number Percentage Number Percentage
$0-9,999 150 14.5% 147 13.5% -1 -0.4%
$10,000-19,999 265 25.7% 272 24.9% 1 0.5%
$20,000-29,999 259 25.1% 258 23.6% 0 -0.1%
$30,000-39,999 79 7.6% 85 7.8% 1 1.5%
$40,000-49,999 59 5.7% 69 6.3% 2 3.4%
$50,000-59,999 68 6.6% 71 6.5% 1 0.9%
$60,000-74,999 43 4.2% 48 4.4% 1 2.3%
$75,000-99,999 55 5.3% 62 5.7% 1 2.5%
$100,000-124,999 23 2.2% 24 2.2% 0 0.9%
$125,000-149,999 10 1.0% 16 1.5% 1 12.0%
$150,000-199,999 9 0.9% 17 1.6% 2 17.8%
$200,000+ 13 1.3% 22 2.0% 2 13.8%
Total 1,033 100.0% 1,091 100.0%

Source: HISTA Data / Ribbon Demographics 2020, Novogradac Consulting LLP, April 2022

A significantly greater percentage of senior households in the city (77.5 percent) and micropolitan statistical
area (78.6 percent) have incomes below $50,000. Conversely, a significantly smaller percentage of senior
households in the city (5.4 percent) and micropolitan statistical area (5.3 percent) and have incomes of
$100,000 and above.
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Housing Related Demographic Trends

Housing Problems by Tenure

HUD released the CHAS (Comprehensive Housing Affordability Strategy) data for the 2014 to 2018 period in
September 2021; this is the most recent CHAS data available. For the purposes of this data set, HUD identifies
four housing problems: incomplete kitchen facilities, incomplete plumbing facilities, more than one person per
room, and cost burden greater than 30 percent. These housing problems are considered severe if: incomplete
kitchen facilities, incomplete plumbing facilities, more than 1.5 person per room, and cost burden greater than
50 percent. HUD defines cost/rent burdened households as those “who pay more than 30 percent of their
income for housing” and “may have difficulty affording necessities such as food, clothing, transportation, and
medical care.” The following table illustrates the current cost/rent burden data for owners without a mortgage,
owners with a mortgage, and renters in Pittsburg, Kansas. For renters, housing cost is gross rent (contract rent
plus utilities). For owners, housing cost is select monthly owner costs including mortgage payment, utilities,
association fees, insurance, and real estate taxes. The following tables illustrate housing problems and severe
housing problems by tenure and income.

Household has

at least 1 of 4 Household has none of 4 Housing

Income by Housing Problems (Owners only) Problems OR cost burden not

P':ggf:;i available, no other problems
Household Income <= 30% HAMFI 145 70 215
Household Income >30% to <=50% HAMFI 100 115 215
Household Income >50% to <=80% HAMFI 135 440 575
Household Income >80% to <=100% HAMFI 40 405 445
Household Income >100% HAMFI 70 1,710 1,780
Total 490 2,740 3,230

Source: HUD, 2014-2018 CHAS Data

Household has

at least 1 of 4 Household has none of 4 Housing

Income by Housing Problems (Renters only) Problems OR cost burden not

P'::;qugs available, no other problems
Household Income <= 30% HAMFI 1,150 340 1,490
Household Income >30% to <=50% HAMFI 710 145 855
Household Income >50% to <=80% HAMFI 525 410 935
Household Income >80% to <=100% HAMFI 55 365 420
Household Income >100% HAMFI 60 825 880
Total 2,505 2,080 4,585

Source: HUD, 2014-2018 CHAS Data

As illustrated, a greater percentage and number of renter households in Pittsburg have at least one of four
housing problems when compared to owner households. While the majority of renter households with at least
one housing problem have incomes of 30 percent or below of the HUD Area Median Family Income (HAMFI),
households with incomes ranging from 50 to 80 percent of the HAMFI are also more likely than not to have at
least one housing problem. The following two tables present a brief overview of two of the aforementioned
housing problems from the more current ESRI demographics.
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SUBSTANDARD HOUSING
Pittsburg, KS Micropolitan

Year Pittsburg, KS Statistical Area USA
Percentage Percentage Percentage
2021 0.83% 0.55% 1.70%

Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

RENT OVERBURDENED
Pittsburg, KS Micropolitan

Pi K
ittsburg, KS Statistical Area

Amount Percentage Amount Percentage Amount Percentage
2021 1,843 56.4% 2,490 50.5% 16,610,566 42.7%
Source: Esri Demographics 2021, Novogradac Consulting LLP, April 2022

As illustrated, both the city and the micropolitan statistical area (Crawford County) have a lesser percentage
of substandard housing relative to the nation, but a significantly higher percentage of rent overburdened
households relative to the nation. This is consistent with the CHAS data, which suggests that the vast majority
of both owners and renters in the CHAS data set with housing problems are cost/rent burdened. A more
detailed analysis of cost/rent burdened households utilizing slightly more recent data from the American
Community Survey is included following.

Cost/Rent Burdened Households

Percentage of Households who are Cost/Rent Burdened by Tenure

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%

0%
Owners Without a Mortgage Owners With a Morigage Renters

BLessthan 30% MW30% or More
Source: U.S. Census Bureau, 2016-2020 American Community Survey 5-Year Estimates
As illustrated, owners without a mortgage are the least likely to be cost burdened and renters are the most

likely. While the disproportionate likelihood of being cost/rent burdened is important, so too are the raw
numbers.
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COST/RENT BURDENED HOUSEHOLDS - PITTSBURG, KANSAS
Monthly Housing Cost as Owners Without  Owners With

Percentage of Income a Mortgage a Mortgage RIS
Less than 30% 1,554 1,295 1,810
30% or More 179 492 2,396

Source: U.S. Census Bureau, 2016-2020 American Community Survey 5-Year Estimates

As illustrated above, not only are renters more likely to be cost burdened than their owner counterparts, there
are also more renter households who are cost burdened. One contributing factor is the large number of college
student households in Pittsburg many of whom are renters with limited incomes. The situation within which
this group finds itself, being cost/rent overburdened that is, will be temporary for the majority of these
households.

Conclusion

The City of Pittsburg is an area with a relatively stable population and total number of households. Both the
population and the number of total households in the city are projected to decrease slightly through 2026. It
is however worth noting that ESRI's 2021 population humber is slightly below the 2020 Census population
estimate of 20,646 persons. ESRI's 2021 population numbers were released prior to the release of the 2020
Census numbers. Further, the Pittsburg Micropolitan Area Economic Report and Data reflect a two percent
increase in the population increase from 2020 to 2021. A stable or declining population is relatively common
among more rural areas of the country, particularly as nationwide population growth slows.

The city has a significantly lower median household income and more total households, senior households,
renter households, and senior renter households with incomes below $50,000 than the surrounding MSA and
nation, and these gaps are projected to increase through 2026. While there are many potential explanations
for the lower incomes in the city, based on our research we believe four are most prevalent. First, the city has
a large number of college students many of whom have low to no income while they are in school. Second,
jobs in smaller cities and rural areas typically offer lower wages than larger more urban areas due to the
relatively affordable cost of living. Third, the city has a large renter household population, again due in part to
the university, and renter households typically have lower incomes than owner households. And, finally, the
housing supply in the city is older and historically households in search of quality housing have had to search
beyond the city limits. While the majority of households in Pittsburg do not have housing problems, those that
do are more likely to be renters than owners, are most likely to be cost/rent burdened than have one of the
other four housing related problems, and are more likely to be lower income. While one contributing factor is
the large number of college student households, 32 percent of householders ages 25 to 44 and 36 percent
of householders ages 45 to 64 have incomes of $25,000 or below. In other words, approximately one third of
working age householders have incomes below $25,000, and at least some of these households are likely to
have housing related problems including being cost/rent burdened. Thus, housing affordability issues do not
appear to be limited to college students.

On average, the current demographic trends (based on 2021 ESRI Demographics) are relatively comparable
to those reported in 2014, with a few notable exceptions. First, in the 2014 report the city and the county were
areas of slow population and household growth and those trends were projected to continue through 2018.
According to current ESRI Demographics, the total population and the total number of households in both
areas are projected to decrease slightly through 2026. Second, the median household income in Pittsburg in
the 2014 report based on 2013 ESRI Demographics was $33,096. The 2021 median household income
based on the same data source is $36,840. Accounting for inflation, the 2014 median household income in
2022 dollars would be equivalent to $40,681, which is higher than the current median household income.
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INTERVIEWS WITH CURRENT DEVELOPERS AND MARKET PARTICIPANTS

For the purpose of this study, we were asked to interview current developers and market participants. The list
of current developers was provided by the client. The summary of those interviews are included below.

DEVELOPERS

The City of Pittsburg provided us with a list of current developers in the market to interview for the purposes
of this update. These companies and a summary of the provided input is included below.

Turnkey LLC

We spoke with Turnkey LLC about their company and its work in the Pittsburg market as well as general home
construction trends in the area. The company is a developer and builder and also has a commercial glazing
business where they manufacture a lot of their own materials for their local projects. The company specializes
in offering a turnkey process from concept to development to sales. Current projects in Pittsburg include the
Creekside East Development. Construction on Phase | of the development started in October 2020 and to
date four homes are occupied and an additional six are under construction. In total, Phase | will offer
approximately 24 homes and the developer anticipates three phases that could have a total of approximately
100 homes upon full build-out. Both custom and model homes are available and range in size from 1,600 to
1,750 square feet. Homes were originally priced in the $230,000 to $250,000 range, but due to inflation and
supply chain issues, future homes will likely sell for $240,000 to $270,000. Finally, given that Creekside East
remains in the early stages, it is currently too early to speculate as to potential future projects in the Pittsburg
market. Other than rising costs and supply chain disruptions, there have been no reported challenges or
barriers particular to development in Pittsburg.

P&L Development

P&L Development is a developer working on the Silverback Landing subdivision. While the project reportedly
started three years ago, construction did not begin until late 2020 and the first home was sold in June 2021
and six homes had been sold as of the interview. The development will consist of three and four-bedroom
ranch and 1.5 story homes ranging from 1,500 to 2,200 square feet in size with the majority ranging from
1,800 to 2,000 square feet, and priced at $230,000 to $250,000. The COVID-19 pandemic has had an impact
on the development as supply shortages and other market dynamics led to higher costs and a more limited
set of options for customization. For example, initially there were ten granite options for countertops, now the
majority of those options are no longer available, or the wait time is extensive. Additionally, the lumber package
for a home prior to COVID was estimated at $20,000 to $25,000; now that same package is estimated to cost
$60,000 to $75,000. Additionally, a cabinet package prior to COVID-19 was estimated to cost $8,000; post
COVID-19 that same cabinet package is $14,000 to $15,000. As a result, the developer has shifted somewhat
towards more spec homes rather than custom buildings, though if the materials markets return to pre-COVID
operations, then they will return to providing more customization options. Currently there are only two homes
that are available for sale and there is an interested buyer for one of the two already. In general, demand has
been strong. To date the buyers have been a combination of locals and from out of the area, though all of the
latter were relocating to Pittsburg either to be closer to family or because one of the buyers was raised in
Pittsburg. This project benefited from the Rural Housing Incentive District (RHID) program.

Rob Little
According to Rob Little, his company is not active in the Pittsburg market.
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McGowan Built

McGowan Built specializes in residential and commercial construction and is new to the Pittsburg area. The
company is currently working on a 20-unit apartment complex on the north side of downtown Pittsburg. The
development will consist primarily of one-bedroom units, but will also include several two-bedroom/one-
bathroom units. The rents will range from $650 to $750. This project did not benefit from any particular
incentives. The company is interested in doing more projects in Pittsburg in the near future.

P3 Development

P3 Development’s interest in Pittsburg began with the idea of student housing, however after discussions with
the university it was determined that there was no additional need for student housing in the market, and
instead the university advocated for the development of an active adult community. Out of those discussions
came the Villas at Creekside development, a planned active living rental community. The units are high-end
one-story villas with quartz countertops, covered patios, and oversized attached garages. The development
will be gated and consist of 29 buildings as well as a bocce ball court, dog park, pickle ball court, and outdoor
walking areas, as well as a community building. There is land (70 to 100 acres) for up to five phases, but
future phases and plans will be dependent on the acceptance and performance of the first phase. Phase | will
offer 58 total units including two-bedroom/two-bathroom units for $1,850 per month and three-bedroom/two-
bathroom units for $2,100 per month and tenants will be responsible for all utilities. P3 Development is also
working on a second smaller project, a 12-home development on three acres that was going through city
council at the time of the interview. The projected unit mix is three and four-bedroom homes ranging from
1,400 to 1,700 square feet in size and priced between $180,000 and $270,000. P3 Development also has
access to an additional 33 acres adjacent this site, so the project could be expanded, but as of now there are
no specific public plans for that land. One possibility would be to do a for-sale development with smaller
homes, possibly a mix of townhomes and single-family homes mostly ranging from 1,100 to 1,300 square feet
and priced between $160,000 and $170,000, but whether or not this could work would depend in part on
scale noting that smaller homes have a smaller return and as such you really need volume. One challenge
identified was the speed, or lack thereof, of the sale of the infrastructure noting that it could be helpful to
developers if the city could help facilitate the transactions with Evergy. Overall, P3 Development noted that it
would be helpful for the city to develop a plan of exactly what is needed in terms of housing supply, to provide
local developers with a little more direction to aid in their own plans and proposals.

OTHER MARKET PARTICIPANTS

Real Estate Agent - Laurie Anderson

According to Laurie Anderson, a real estate agent who works with P&L Development at Silverback Landing,
the average home in southeast Kansas is $80,000 and approximately 100 years old. Subdivisions have
historically not been a common form of development in the Pittsburg market with the last subdivision in
Pittsburg reportedly added in the 1960s. As a result, as with all new things, the concept of the subdivision
took some time to sell locally, but with time it has become clear that the homes are superior in terms of
condition and that surrounding residents have also benefited from improved infrastructure in the
neighborhoods and rising home values even of the older housing supply. A second challenge was getting the
initial properties to appraise because with the lack of new supply in the market appraisers were left with
significantly inferior comparables and having to apply significant upward adjustments for which there was
limited local empirical support or comparables from other markets, which was reportedly met by funders with
some skepticism. Now that some homes have sold, this challenge has already become less severe and with
time and more homes delivered, this barrier is expected to dissipate.
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Pittsburg Area Chamber of Commerce - Blake Benson

In addition to providing information on the local economy, we interviewed Blake Benson, Pittsburg Area
Chamber of Commerce President, to gain insight on housing trends in the Pittsburg market. According to Blake
Benson, Pittsburg has a diverse business base and is a regional hub for retail, healthcare, and education, and
that diversity has allowed Pittsburg to grow despite the pandemic. The area continues to be a regional medical
hub with several developments since the prior 2014 report. First, the Community Health Center of Southeast
Kansas is working on a $6 million project that will add a medical residency program in an attempt to help
address the ongoing difficulty of attracting medical professionals to the region; it is worth noting that this
challenge is not unique to Pittsburg, nor is it unique to the healthcare profession as rural areas throughout the
country struggle to be competitive with jobs in more urban markets. The building will be complete in the spring
of 2022 and the first class of approximately 12 residents is expected to start in the fall of 2022. Second, the
only dermatologist in southeast Kansas opened its headquarters in Pittsburg in late 2020 and employs
approximately 15 persons. Additionally, there are plans to open satellite facilities in other areas of southeast
Kansas. The area is also home to Pittsburg State University, the presence of which has an impact on the local
housing market as much of the rental stock is marketed towards students. There has reportedly been good
success with moderate to upper income homes being added to the housing supply. The one ongoing gap is
the lack of quality rental units targeted towards working professionals, with or without families, who are
reluctant to buy a house prior to relocation and would prefer to rent for a year or two first. Finally, the recently
announced economic expansions, and the addition of the FedEx Ground distribution center in particular, are
expected to continue to drive demand for housing. According to Blake Benson, the average wage for an
unskilled entry level manufacturing job in Pittsburg was $14 per hour prior to COVID; that has since increased
to $18 per hour. The ongoing nationwide labor shortage together with the increase in wages and the planned
opening of the FedEx facility, which will have to compete for labor in an already tight market, suggests that
wages will be sustained. As a result, this increase in pay may make homeownership affordable for some of
these households.

According to Blake Benson, there are two primary housing gaps in the market. First, while there has reportedly
been good success with moderate to upper income homes for $250,000 and above being added to the
housing supply, there continues to be a need for homes in the $140,000 to $200,000 range. These homes
would target workers who have experienced an increase in pay due to the effects of the pandemic, and for
whom homeownership could now be in reach at the lower price points. Second, there is an ongoing lack of
guality rental units targeted towards working professionals, with or without families, who are reluctant to buy
a house prior to relocation and would prefer to rent for a year or two first. The majority of the rental supply is
targeted towards students, which impacts both qualify/features as well as neighborhood dynamics.

City of Pittsburg, Public Information Officer - Sarah Runyon

We interviewed Sarah Runyon, Public Information Officer with the City of Pittsburg, for insights into housing market
challenges and barriers. According to Sarah Runyon, there is a gap in quality low to moderate income housing, priced at
$100,000 to $150,000. Second, but related to the first point, there is an insufficient supply available and accessible to
first time homebuyers. The recent additions at Creekside East and Silverback Landing are certainly a welcomed addition,
but these homes are out of reach for a lot of people in the community. The Pitt Highlands project, which targeted low-
income households and offered a rent-to-buy option, was successful and additional projects of this kind would be well
received. The Pittsburg Land Bank, which was formed in 2015, has also reportedly been successful and any tools to
accelerate the use of that tool would likely be well received. The neighborhoods surrounding downtown are some of the
oldest in the city and there continues to be homes in these neighborhoods that are in need of repair/renovation. One
suggestion was to target incentives to particular areas of the city, for example, if one buys a home in neighborhood X, in
exchange you will get Y as an upgrade to the home you purchased, and to be even more targeted, perhaps even down to
block by block, in an attempt to upgrade the older housing stock. In addition to the need to continue to upgrade the older
housing stock surrounding downtown, Sarah Runyon also noted that there is still more to be done in downtown itself.
More specifically, the upper stories of several downtown buildings have been neglected for some time, but the cost to
bring these structures up to code has been prohibitive.
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City of Pittsburg, City Manager - Daron Hall

The lack of housing and other housing related issues in Pittsburg is reportedly limiting population growth.
According to a 2016 commuter survey conducted by Kelce College of Business at Pittsburg State University,
70.9 percent of jobs in Pittsburg were filled by commuters, of which 53.2 percent identified housing issues as
the reason they don’t live in Pittsburg, and the higher the income the more likely it was that the respondent
commuted. The city has a sufficient housing for low-income households, but there is a lack of housing (rental
and owner) for middle income households. Pittsburg Highlands, a low-income rent to buy development was
reportedly completed in 2016/2017 and while the project was successful, there are no plans for another
similar development. The following were identified as housing related needs for Pittsburg:

e Starter homes, generally three-bedrooms/two-bathrooms between 1,400 and 1,500 square feet in
size and priced between $150,000 and $180,000.

e Additional moderate to high end housing, similar to what is in the pipeline, as demand reportedly
exceeds the pipeline supply.

e Professional transitional housing for new residents who will likely transition into local homeownership.
Though a sizeable percentage of the housing supply in Pittsburg are rental units, these units typically
cater to students and there is a lack of higher end quality rental units that would be suitable for
professionals relocating to the area but preferring to rent prior to purchasing. This could consist of
luxury townhomes with an attached garage for six-to-18-month leases.

e Code enforcement for quality control, particularly for the older housing stock - the city reportedly has
a new software for code enforcement and has been making progress on this front, though more is
needed.

e Increase neighborhood pride

City of Pittsburg, Director of Community Development & Housing - Quentin Holmes

As the city continues to grow, housing continues to be in high demand. There are several areas that are being
targeted for development/redevelopment including a greenfield near Meadowlark Elementary School, the Mid
City Renaissance Redevelopment, a second greenfield on the east side of town, and the downtown area. While
the city has relied on a wide variety of tools and strategies to help address housing related needs in Pittsburg,
it has utilized three primary tools as summarized below.

e First, the Rural Housing Incentive District (RHID) is a program designed to aid developers to build
housing in rural communities and was established through state law in 1998 under the RHID Act. The
RHID captures 100 percent of the incremental increase in real property taxes (less the mills taken out
for the school district) and reimburses those funds to the developer over a 15-year period. Permitted
uses for RHID reimbursement include: certain land acquisition costs, payment of relocation
assistance, site preparation, sanitary and storm severs and lift stations, drainage
conduits/channels/levees, street grading/paving/cubs/gutters, street lighting, underground public
and limited private utilities, sidewalks, and water mains and extensions. The two main subdivisions
under development in Pittsburg to date, Creekside East and Silverback Landing, both benefited from
the RHID program.

e Second, in 2015, the city created the Pittsburg Land Bank, which “has the responsibility and authority
to efficiently acquire, hold, manage, transform, and convey abandons, tax-foreclosed, or otherwise
under-utilized or distressed properties into productive use” (Pittsburg Land Bank Frequently Asked
Questions). The Pittsburg Land Bank is divided into three types of parcels: parcels with a structure,
buildable parcels, and non-buildable parcels. Properties are acquired through purchase, owner
donation, or tax foreclosure. Following acquisition, the Land Bank becomes responsible for code
violations and maintenance and the donor is relieved of back taxes and may receive some income tax
benefit from the donation. Most properties are then sold, priced at 75 percent of the appraisal price,
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as determined by the Crawford County Appraiser’'s Office. The creation of a Community Development
Corporation could help to meet some of the city’s development needs.

e Third, the Neighborhood Revitalization Program (NRP) is a partnership between the City of Pittsburg,
Crawford County, and USD 250. The NRP is intended to promote revitalization and development by
focusing rehabilitation, conservation, and redevelopment within the NRP area by offering property tax
rebates to owners who complete certain improvements or renovations of property with a minimum
investment of $5,000 for residential properties and $10,000 on commercial/industrial properties.

There continues to be demand for low to moderate income housing (owner), moderate to high income housing
(rental and owner), high end rental housing, and code enforcement/upgrades to some of the older housing
supply. Developable land continues to be in high demand in order to meet the housing related needs and as
such the city could annex currently unincorporated areas of Crawford County and/or revise zoning regulations.

City of Pittsburg, Deputy City Manager - Jay Byers

Pittsburg is a small market with tremendous pent-up housing demand. While the economy was historically tied
to the presence of Pittsburg State University, the local economy has since diversified and the local economy
is no longer tied directly to the performance of the university. The reason that the city has not grown was
largely attributed to housing shortages, and shortages of quality housing in particular. Developers working in
the market are reportedly taking a larger risk here given the market's size, but studies have demonstrated
that there is growth potential for the city if housing needs are adequately addressed. Nevertheless, the city
has attracted several new developers for a variety of owner/rental projects including two new single-family
home subdivisions, the first to be built in Pittsburg in over 50 years. Securing financing was a challenge initially
due to the lack of comparables, but this challenge should be overcome within the next five years as more
homes are newly constructed rectifying the aforementioned lack of good sale comparables for appraisals. The
older housing stock that is in disrepair should be demolished to make way for infill development for low to
moderate income housing and the city can provide various incentives such as free land, discounts on utility
hookups, streamlined inspection process, support in the financing community, etc. The creation of a
Community Development Corporation could help to meet some of the city’s development needs.

The city has numerous recent developments that will only further increase interest in the city including the
announcement of a new major employer (FedEx) and the passage of the 2022 Pittsburg School Bond, which
will construct, equip, and furnish the renovations and improvements to the existing 1921 section of Pittsburg
Community Middle School, and make all other necessary improvements, at an estimated cost of $16.5 million.
Additionally, Pittsburg is a regional retail hub with a trade pull factor, which measures the relative strength of
a city to attract retail shoppers, of 1.8 (a factor greater than 1.0 indicates that the municipality is pulling in
trade from beyond the municipal borders). Additionally, enrollment at Pittsburg State University is reportedly
declining, which puts more pressure on landlords with code violation properties to either upgrade the units or
sell/donate them to the Land Bank, as there is less demand for this type of housing supply which has
historically been targeted towards students. This external pressure is expected to contribute to the goal of
increasing the quality of the older housing supply.

One restriction on growth noted by Jay Byers was the role of certain stakeholders who, in many instances,
would be advocating for housing supply growth, are not necessarily in favor of additional development in
Pittsburg. For example, some local realtors are also landlords and an increase in new housing supply has the
potential to put additional pressure on the older housing supply to improve the quality in order to remain
competitive, a pressure that absent additional housing supply in a supply constrained market would not
present itself. Additionally, some employers may prefer to pay lower wages, wages that would make new
construction housing out of reach for many households, and as such this new product was not necessarily
desirable. However, the nationwide labor shortage has reportedly altered this perspective as local employers
seek non-wage related ways to attract labor to the area above, and one such way would be to point to a quality
and affordable housing supply.
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Pittsburg State University - Director of the Business & Economic Research Center, Associate
Professor of Economics - Dr. Michael Davidsson, Ph.D.

Dr. Michael Davidsson is Director of the Business & Economic Research Center at Pittsburg State University
in Pittsburg Kansas. Dr. Davidsson has conducted extensive research on micropolitan statistical areas,
including the Pittsburg, Kansas Micropolitan Statistical Area, which consists of Crawford County. One of Dr.
Davidsson’s key contributions to this field of research that is directly relevant to Pittsburg is that the state of
housing markets and the regulatory environment in micropolitan statistical areas are very important to
economic growth. Dr. Davidsson also conducted a 2016 commuter study in Pittsburg and found that 70.9
percent of jobs in Pittsburg were filled by commuters, of which 53.2 percent identified housing issues as the
reason they don’t live in Pittsburg. The primary home base for commuters to Pittsburg was areas outside of
Pittsburg but still in Crawford County (41.2 percent of all participants) followed by outside of Kansas (16.5
percent of all participants), and outside of Crawford County, but in Kansas (13.2 percent of all participants).
Factors associated with commuting to Pittsburg for employment but living outside of Pittsburg include age
(older cohorts less likely to live in Pittsburg) and income (higher income households less likely to live in
Pittsburg). According to Dr. Davidsson, housing prices in Pittsburg will continue to rise without an increase in
supply, particularly prices for newer homes as approximately half of Pittsburg’s housing stock is at least 50
years old. Further, the lack of new subdivisions or master developments in the past 30 to 40 years has resulted
in an inconsistent housing stock within neighborhoods. For example, one neighborhood could have both an
old $20,000 home adjacent a newly constructed $700,000 home. This trend may be related to another finding
from the commuter study - a lot of respondents indicated that while they like their neighborhood, a lack of
historical code enforcement has created some property specific issues.

Pro X Realty - Supervising Owner and Broker, Tyler Casey

Pro X Realty is both a property management company, and reportedly the largest one in Pittsburg, as well as
a broker - the firm manages approximately 500 doors in Pittsburg and 300 doors in Joplin. The company
manages both single-family and multifamily buildings that range from one to six-bedrooms. The portfolio is
currently approximately 96 percent occupied, which is reportedly higher than the typical rental project in the
city due to the organization’s size and marketing budget. Rents vary based on condition and location and
range from $350 to $600 for one-bedroom units, $450 to $800 for two-bedroom units, $600 to $1,200 for
three-bedroom units, and approximately $1,400 for four-bedroom units. According to Tyler Casey, there is no
need for any additional development as the current pipeline consists of approximately 500 rental units and
250 to 300 single-family homes, and there even that may be more than what is needed. Further, according to
Tyler Casey, persons who work in Pittsburg but live elsewhere, do so for competing sales tax, lower property
taxes, lower boat registration fees, lower groceries, and/or lower insurance. For example, according to Tyler
Casey, property taxes in Pittsburg are twice as high as those in Joplin, Missouri, which is just across the state
line.

Tyler Casey identified two main housing gaps. First, Pro X Realty receives requests from higher level
professionals in search of a quality short-term rentals, which the household decides what and where to
purchase a home; this type of housing is not currently offered in Pittsburg. Second, single-family homes priced
between $100,000 and $120,000 are in high demand in the market, but new construction homes cannot be
built at these price points and as such will need to be acquisition/rehabilitation projects. Tyler Casey also
identified two main housing related issues. First, while rent prices have increased somewhat in the past two
years, home prices have reportedly increased significantly in recent years, which will result in an affordability
issue in the future at this level of price growth. Second, Pittsburg has experienced a lot of change in recent
years and with so much in flux, it is difficult to know what housing related needs the city has/will have in the
future.
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SUMMARY: STRENGTHS & WEAKNESSES

The results of the interviews suggest that Pittsburg, like most cities, offers both strengths and weaknesses as
it relates to the potential for future growth, as summarized below. It is worth noting that these are strengths
and weaknesses as identified by stakeholders, not Novogradac Consulting LLP.

Strengths

WiFi infrastructure

New excellent quality housing supply in the pipeline

Older housing supply that could be relatively easily and affordably renovated to create quality, lower
priced homes for low to moderate income households.

Interest among developers for additional future projects

Recently announced addition of a new major employer in fall 2022

Weaknesses

Select public schools are below average in terms of performance

Property taxes are reportedly higher relative to surrounding areas

Resistance to change among certain subgroups of the local population

Historically ineffective code enforcement

Historical lack of quality housing supply for moderate to upper income households

Lack of quality short-term rental housing

Lack of quality rental housing

Some development regulatory barriers remain such as select requirements to obtain certificates of
occupancy that are seasonally appropriate but which are applied year-round and can delay
development
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CHANGES TO HOUSING SUPPLY SINCE 2014 REPORT

The following discussion includes an analysis of the current housing supply. Data for this section has been
obtained from ESRI Demographic, a national proprietary data provider, and the U.S. Census Bureau. The
following section provides guidance on how to best consume the data provided herein.

First, the data presented herein are estimates based on a sample of the total population (rather than the
entirety of the population, which would constitute a census) and are therefore subject to both sampling and
non-sampling error. A margin of error is a measure of the possible variation of an estimate based on a sample
around the actual population value. At a specified level of confidence, the sample estimate and the actual
population value will differ by no more than the value of the margin of error. Further, there is generally a
negative correlation between sample size and the magnitude of the margin of error. As a result, estimates
based on small sample sizes typically have a larger margin of error and consequently less reliable estimates.
For this reason, the Census Bureau does not produce one-year estimates for areas with populations less than
65,0005 for these areas, which include Pittsburg, five-year estimates are provided. The estimates in the five-
year data sets are based on data collected over the respective five-year period and describe the average
characteristics for that five-year period. When analyzing trends over time it is important to refrain from
comparing data with overlapping time periods. The 2016-2020 American Community Survey 5-Year estimates
are the most recent census data available for Pittsburg, Kansas given its size; there are however also select
2020 data points available from the 2020 Census, which will be presented where available. It is worth noting
that the US Census Bureau cautions against making comparisons between the recently released 2016-2020
5-Year Estimates with prior 5-Year data sets for the following reasons. First, should not compare data sets with
overlapping time periods, thus the most appropriate comparison data set is from 2011-2015 5-Year
Estimates. However, this most appropriate comparison in terms of time period, may not be directly comparable
in terms of geographic boundaries and the 2011-2015 ACS 5-Year estimates used legal boundaries as of
January 1, 2015 and the 2016-2020 ACS 5-Year Estimates used legal boundaries as of January 1, 2020, and
many of the statistical areas for the latter period have been updated to reflect 2020 Census geographies.
Second, there were changes in the questionnaire or coding for a wide variety of data points, which could impact
over time comparisons.

Second, we caution the reader that a change in an estimate or a difference between estimates need not
indicate an actual change or actual difference. Instead, a test must be conducted to determine whether or not
the change/difference is indeed statistically significant rather than occurring by chance due to differing
samples. While some estimates presented may on the surface appear to have changed or be different, these
differences may in fact be due to the sampling error and as such we have only commented on trends that are
in fact statistically significant meaning that we can say with some level of certainty that the difference in the
estimates is due to an actual difference rather than chance. In order to determine whether or not differences
in estimates are significant (as opposed to occurring by chance), one must perform a simple statistical test
that accounts for the error inherent in estimates based on a sample of a population. An explanation and tool
produced by the Census Bureau for conducting such tests can be found here:
https://www.census.gov/programs-surveys/acs/guidance/statistical-testing-tool.html.  Unless  otherwise
noted, we have relied on a confidence level of 90 percent. We have identified significant trends in the text.
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Age of Housing Supply

The following graph illustrates the age of the housing supply in Pittsburg as of the 2014 5-Year ACS estimates
relative to the 2020 5-Year ACS estimates. We relied on the 2014 5-Year estimates as the prior point of
comparison as the prior report was issued in 2014.
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As illustrated, a large number of newly constructed homes have been added to the local housing supply since
the 2014 report. More specifically, approximately 5.3 percent of the housing supply as of the 2020 estimates,
was built since 2010; this is higher than the 0.2 percent of the housing supply constructed since 2010
reported in the 2014 Census estimates.
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Units in Structure
The following table summarizes the number of units in structures in Pittsburg.

UNITS IN STRUCTURE

Units in Structure Total Units Percent
1-unit, detached 6,330 68.8%
1-unit, attached 462 5.0%

2 units 423 4.6%

3 or 4 units 235 2.6%

5 to 9 units 485 5.3%
10 to 19 units 416 4.5%
20 or more units 717 7.8%
Mobile home 135 1.5%

Source: U.S. Census Bureau, 2016-2020 American Community Survey 5-Year Estimates

The vast majority of housing units in Pittsburg are detached single-family homes, followed by 20 or more-unit
multi-family buildings.

Housing Vacancy Rate

The following graph illustrates the 2020 5-Year owner-occupied and renter-occupied housing unit vacancy rate
estimates for Pittsburg relative to the 2014 5-Year Estimates.

VACANCY RATE BY TENURE - PITTSBURG, KS
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The rental vacancy rate is higher than the homeowner vacancy rate. Further, the current rental vacancy rate
has decreased since the 2014 estimate, while the homeowner vacancy rate has remained relatively stable.
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Value of Owner-Occupied Units

The following table illustrates the value of owner-occupied housing units in Pittsburg, Kansas according to the
2020 and 2014 5-Year Estimates.

VALUE OF OWNER-OCCUPIED HOUSING UNITS - PITTSBURG, KS
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As illustrated, the majority, approximately 82.8 percent, of occupied homes as of the 2020 ACS estimates, are
valued at less than $200,000, including 57.1 percent valued at less than $100,000. In terms of changes,
the only category that has changed since 2014 is homes valued between $200,000 and $299,999, where
the number of homes in this category has increased since 2014. Additionally, the median home value of
$86,800 in 2020 has not changed since the 2014 data.
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Gross Rent

The following graphs illustrate the gross rent for rental housing units in Pittsburg as of the 2014 5-Year ACS
and 2020 5-Year ACS estimates.
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The maijority of the rental housing supply in Pittsburg as of the 2020 data rent for $500 to $999 per month.
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Additions to Housing Supply Since 2014 Report
The following table summarizes the additions to the housing supply since the 2014 report.

ADDITIONS TO HOUSING SUPPLY SINCE 2014 REPORT

SR Construction Start Construction Total Total Total Units  Total Units in
/ Type Complete Phases Units Delivered Pipeline
Owner Housing Units
Creekside East Late 2020 N/A 3 100 4 96 $230- $270K
Silverback Landing Late 2020 N/A 3 140 6 134 $230-$250K
Payton's Hamlet 2021 N/A 1 4 4 4 $350K
Lakewood Drive Addition N/A N/A 1 15 15 0 $165-$200K
Pittsburg Highlands N/A 2017 1 25 25 0 Rent to Buy
Sunflower Estates N/A N/A 1 12 0 12 N/Av
Total 296 54 246
Rental Housing Units
Villas at Creekside” Market Rate N/A Upto 5 59 0 59 $1,850-$2,100
McGowan Built Market Rate N/A 1 20 0 20 $650-$750
Leland Lofts? Moderate Income 2019 1 6 6 0 N /Av
Block 22° Student 2019 1 99 99 0 $600 - $675
Total 184 105 79

* Active-adult gated community
2 Moderate income rent/income restricted units

3 Student housing

As illustrated, there are currently 54 recently constructed and 246 for sale units in the pipeline and 105
recently completed rental units and an additional 79 rental units in the pipeline. According to the 2020 5-Year
ACS estimates, there are currently 9,203 housing units in Pittsburg. Thus, the new supply equates to an
increase of 5.2 percent in the housing supply.

Recent Residential Market Trends

According to the 2021 4t Quarter Pittsburg Micropolitan Area Economic Report, “a total of 446 homes were
sold in the City of Pittsburg during the first 10 months of 2021, according to the Kansas Association of Realtors
(up 3.5 percent from the first 10 months of 2020) for an average price of $134,184 (up 30.4 percent) and a
median price of $111,000 (up 27.6 percent). The average home sold after 83 days on the market (down from
117), and there is currently only a 1.9 month’s supply of homes for sale (down 38.7 percent). The local
population is growing at a very healthy rate, according to the Bureau of the Census, increasing 1.6 percent in
2020, and there has also been a significant increase in local residential construction in 2021. The City of
Pittsburg reports that a total of 129 residential building permits were issued during the first ten months of
2021, for a stated value of $14.5 million, up 305.5 percent from the first ten months of 2020. Of these, 32
permits were issued for new single-family residential construction, with a stated value of $8,149,030 (up
377.0 percent), 14 permits were issued for multi-family construction, with a stated value of $5,154,000 (up
from zero in 2020), and 83 permits were issued for additions, alterations, and conversions, for a stated value
of $1,236,713 (down 8.3 percent).”

Conclusion

A large number of newly constructed homes have been added to the local housing supply since the 2014
report. More specifically, approximately 5.3 percent of the housing supply as of the 2020 estimates, was built
since 2010; this is higher than the 0.2 percent of the housing supply constructed since 2010 reported in the
2014 Census estimates. The rental vacancy rate (7.6 percent) is higher than the homeowner vacancy rate
(3.2 percent). Further, the current rental vacancy rate has decreased since the 2014 estimate, while the
homeowner vacancy rate has remained relatively stable.
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While the majority, approximately 82.8 percent, of occupied homes as of the 2020 ACS estimates, are valued
at less than $200,000, including 57.1 percent valued at less than $100,000, local interviews suggest that
these homes are generally in average condition or worse. In terms of changes, the only category that has
changed since 2014 is homes valued between $200,000 and $299,999, where the number of homes in this
category has increased since 2014. Additionally, the median home value of $86,800 in 2020 has not changed
since the 2014 data. The majority of the rental housing supply in Pittsburg as of the 2020 data rent for $500
to $999 per month. There are currently 54 recently constructed and 246 for sale units in the pipeline and 105
recently completed rental units and an additional 79 rental units in the pipeline. According to the 2020 5-Year
ACS estimates, there are currently 9,203 housing units in Pittsburg. Thus, the new supply equates to an
increase of 5.2 percent in the housing supply. According to the 2021 4t Quarter Pittsburg Micropolitan Area
Economic Report, “a total of 446 homes were sold in the City of Pittsburg during the first 10 months of 2021,
according to the Kansas Association of Realtors (up 3.5 percent from the first 20 months of 2020) for an
average price of $134,184 (up 30.4 percent) and a median price of $111,000 (up 27.6 percent).”
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STRATEGIES & RECOMMENDATIONS

The following section begins with a summary of the 2014 recommendations and an analysis of whether they
remain appropriate followed by new recommendations, as appropriate.

BARRIERS/CHALLENGES TO HOUSING

The 2014 report identified several barriers/challenges to the housing market in Pittsburg, including;:

Financial obstacles including land costs and infrastructure costs for developers.

Lack of readily available land for development.

Lack of affordable rental homes for low-income families due to student rental market.

Credit worthiness of potential buyers for homeownership (or renters).

Individual housing cost burdens such as paying over 30.0 percent of monthly income for

rent/mortgage payment and utilities.

e Limited supply of moderate-income homes in the area; long waiting times for new construction
homes.

e Need for more accountability in providing and maintaining safe, clean rental living conditions
by property owners.

e No existing or proposed master development plan for the city, and a lack of master-planned
communities.

e Low sense of neighborhood pride and community.

While the report notes that there is no single factor that can prevent or reduce barriers, any initiative
taken to promote the preservation of the existing housing stock in addition to promoting new
construction should be taken.

Our updated research indicates that while some of the above issues have been addressed, they continue to
be challenges. More specifically, while there have been additions to the housing supply since the last report
and more additions are in the pipeline, demand is still high for quality housing as well as affordable housing
and much of the older housing supply continues to be in need of upgrades.

Further, there are new challenges/barriers that must also be addressed.

e Price Increases - supply chain issues and labor market disruptions resulted in an increase in
construction costs and delays in additions to supply, which has led to housing price increases.

e Demand Increases - changing labor market dynamics allowed more people who otherwise would be
geographically limited in their housing search to be more flexible. Additionally, the recent
announcement of a new major employer in the FedEx distribution center and the anticipated incomes
associated with those planned added jobs, is expected to further increase demand both for quality
rental and affordable moderate income owner housing opportunities.

e Information Barriers - there is reportedly a lack of understanding about how subdivisions work among
the local population, a trend attributed to the lack of new subdivisions in recent decades. This barrier
will continue to be best addressed by real estate agents, but could also be through city promotional
marketing materials.

e Development Design - following the tornados in Joplin, Missouri, more buyers are reportedly in search
of homes with basements or storm shelters; this is currently not a standard option offered in the
subdivisions under construction and may end up as a supply gap if not addressed.
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e Development Regulations/Zoning Ordinance - the development requirements could be further
streamlined to ensure a faster construction timeline and certificate of occupancy issuance to better
align with year-round subdivision development. Further, the current zoning code could be updated to
allow for more flexibility in new development.

e Appraisal/Loans - low home values for the older housing supply and a limited supply of new homes,
made it difficult for buyers to obtain financing for the homes in the development pipeline as the
comparables used in the appraisals were significantly older and inferior in terms of age/condition.
This barrier is however expected to be eliminated on its own over time as more of the newly
constructed homes close.

CURRENT STATUS OF 2014 RECOMMENDATIONS: DESCRIPTION AND CURRENT APPLICABILITY

The 2014 report provided 10 recommendations to help the City overcome challenges and take advantage of
opportunities in the Pittsburg housing market. The recommendations are summarized below followed by an
analysis of their current applicability.

Recommendation #1: Create additional moderate to higher income housing near PSU and
Mt. Carmel Regional Medical Center.

Analysis:
2014:

Current Update:

Employment within the PMA is concentrated in the health care/social assistance
and educational services sectors, which together comprise 32.4 percent of
employment. This is due to the fact that Pittsburg State University is the largest
employer in the area, employing 1,035 persons while Via Christi Hospital (part of
the regional medical center) employs 794 persons. PSU’s total enrollment has been
increasing year over year, and Blake Benson of the Chamber of Commerce
mentioned that much of the recent job growth has been in the medical sector
as Pittsburg becomes a regional medical hub. As such, the creation of housing, for
various income levels, that targets individuals that work at these two large
employment centers is important for keeping potential residents within the city of
Pittsburg rather than moving elsewhere because of a lack of quality housing.

Employment within the city continues to be concentrated in the healthcare/social
assistance and educational services sectors, now accounting for 35.3 percent of total
employment. This continues to be due to the presence of Pittsburg State University,
the largest employer in the area employing 1,867 persons, as well as Via Christi
Hospital, the third largest employer in the area employing 775 persons. The area has
also seen several recent healthcare related economic expansions. The need for
housing targeting professionals relocating to the area for employment in these
industries, and for these major employers in particular, continues to be a gap in the
housing supply. More specifically, short-term and long-term quality rental housing
continues to be in demand as the majority of the rental housing stock continues to
be older and targeted towards students.

Moderate income housing is typically defined as housing that targets households with
incomes of 80 percent of the AMI or below. This translates to a maximum annual
income of $36,480 for a one-person household, $41,680 for a two-person
household, $46,880 for a three-person household, and $52,080 for a four-person
household. Thus, the maximum allowable incomes for moderate income housing are
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not high enough to allow a family to qualify for the majority of the housing units in the
housing pipeline. The mean hourly wage across all occupations in Pittsburg is
$19.97, which translates to an annual wage of $41,540. In a dual income
household, this average annual wage would over qualify the household to live in low
and moderate income housing, and instead would result in a household being
classified as middle or higher income, the former of which is typically defined as
households with incomes of 80 to 140 percent of the AMI. Overall, while wage data
suggests that the majority of households in Pittsburg (62.9 percent) have incomes
below $50,000 and would likely be considered moderate income households, this is
driven largely by the high percentage of renter households, 80.6 percent of which
have incomes below this threshold. Further, the wage data suggests middle to upper
income households for dual-earner households. Thus, overall, the data suggests
support for moderate, middle, and higher income housing.

Strategy:

Encourage the creation of high-quality housing and adjacent amenities that are supported by this
higher education and medical district by providing tax incentives to developers.

Create high-quality housing because professionals in these industries typically earn above the area
median income.

Build affordable for-sale duplexes/townhomes for medical support staff and administrative staff
at PSU.

Utilize the vacant parcels of land off Centennial Drive as locations for development and rezone
them as necessary.

Sell land off Centennial Drive to a developer who will create a master-planned mixed-use or residential
development in phases and provide tax incentives to the developer.

Funding/Incentives:

KHRC First-Time Home-buyer Program would allow moderate income households to purchase
homes in the city.

Moderate Income Housing Grant - This program provides grants or loans to develop housing and
support homeownership programs in cities or counties with populations of less than 60,000, such
as Pittsburg. According to Kansas Housing, “a lack of quality, affordable housing is one of the greatest
barriers to growth and development in rural Kansas.” Further, this program “serves Kansans who
don’t qualify for federal housing assistance yet struggle to afford market rate housing.” The program
can be used to develop rental or owner housing as well as pay for infrastructure, gap financing, or
nonpayment assistance.

Tax Increment Financing - Establishing a new TIF district would encourage redevelopment of this
area.

Kansas PABs - Would provide better loan terms for developer funding to encourage
residential construction.

Provide infrastructure cost reduction for developers along with tax abatements to incentivize the
developer.

Progress to Date:

)&

The city completed two Moderate Income Housing projects.
o First, to create six rental units in downtown in Leland Lofts.
o Second, to relocate water and sewer and provide homebuyer assistance of the development of
10 single-family homes at an average cost of $166,750.
The city established a Rural Housing Incentive District (RHID) to capture 100 percent of the
incremental increase in real property taxes (less the mills taken out for the school district) and
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reimburse those funds to the developer over a 15-year period, rather than the traditional approach to
new development where the city would split the cost of infrastructure with developers. Both of the new
subdivisions, Creekside East and Silverback Landing, are benefitting from this program, and both
target middle-income, defined as households with incomes between 80 and 140 percent of the AMI,
and higher income households.

o Creekside East is a proposed three phase 100-unit subdivision with homes starting in the
$230,000 to $250,000 range, but due to cost increases are expected to increase to $240,000
to $270,000 in the near future; to date four homes have been delivered.

o Silverback Landing is a proposed 140-unit subdivision with homes in the $230,000 to
$250,000 range; to date six homes have been delivered. Silverback Landing is located within
one mile of both the hospital and Pittsburg State University.

Conclusion:

The city should continue to pursue this recommendation focusing on the full range of targeted housing
including moderate income, middle income, and higher income housing options, the latter two of which will be
addressed by the pipeline supply.

Recommendation #2: Enhance housing and amenities in the Downtown Area.

Analysis:

2014: The current housing stock in the Downtown Area includes inexpensive but poor
condition market rate apartments as well as several affordable properties. There
are very few options for moderately priced apartments in this area despite the
desirable location. Further, there is ample space for development and
redevelopment in the Downtown Area above storefronts.

Current Update: The current housing stock in the Downtown Area is now more diverse, though it
continues to offer inexpensive, but poor condition market rate apartments and
there continue to be few moderately to higher priced apartments in good condition in
this area despite the desirable location. Further, there continues to be ample
space for development and redevelopment in the Downtown Area above
storefronts.

Strategy:

Emphasize the pedestrian-friendly nature of downtown and conveniences of living in the area.
Residents of all demographics will be able to live closer to school, work, retail, and restaurants.
Convert the second floors of underutilized office and retail buildings to loft-style apartments or
condominiums, such as those in Joplin, which have been very successful in a similar-type setting.
Create moderately priced income housing in the Downtown Area so that empty-nesters looking
to downsize and professionals earning near the area median income have housing options.

Funding/Incentives:

City of Pittsburg “Living Downtown” Loan Program would provide necessary funds to rehabilitate
the second floors of existing buildings in the area by turning them into apartments that
could be rented to lower income individuals.

Low Income Housing Tax Credits and HOME funding would also provide funds to convert some of
the buildings into apartments for low income households.

HOPE VI Main Street Grant Program would support the revitalization of the downtown area including
the creation of additional residential housing above storefronts.

HUD Neighborhood Choice Grant would provide funding to support downtown revitalization.
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Provide tax abatements to developers to encourage residential housing in this area.
Opportunity Zone investment.

Progress to Date:

Concl

The city completed one Moderate Income Housing project in the downtown area, Leland Lofts. The
project is a rental development with six units and was reportedly successful.

Block 22 is an innovative mixed-use, living-learning, entrepreneurial community in Downtown Pittsburg
that opened in 2019. The property consists of four historical buildings and was developed through a
partnership between Pittsburg State University, the City of Pittsburg, and the Vecino Group. The
development consists of student housing for Pittsburg State University students, co-working and
business incubation spaces inside The Foundry, and multiple dining options. The project offers 97 one-
bedroom apartments and two, two-bedroom suites. The units are fully furnished with TVs, a full-sized
bed, a full kitchen including a dishwasher and garbage disposal, and washer/dryer. The prices range
from $600 to $675 and the rent includes all utilities and high-speed internet. There is also a $50 per
month discount for income-eligible students. The Foundry @ Block 22 is more than 16,000 square
feet of space that includes a maker/hacker space, business incubator, co-working space, conference
rooms, and a large meeting space used by Pittsburg State University and community groups. The
Foundry’s co-working space is home to several small businesses and Root Coffeehouse & Creperie. In
the fall of 2018, Block22 was selected as one of the top university-led projects in the nation by the
University Economic Development Association. The addition of quality, newly constructed rental
housing for students could cause pressure on landlords of existing poor to fair condition rental housing
that historically targeted students to upgrade the older housing supply or lower rents in order to remain
competitive. These pressures and potential knock on effects will increase as the amount of new,
quality rental supply increases.

usion:

The city should continue to pursue this recommendation with a particular focus on renovating and upgrading
the upper stories of commercial buildings into housing units.

Recommendation #3: Preserve Pittsburg’s existing single-family housing stock.
Analysis:

2014:

Approximately 27.1 percent was built prior to 1939, indicating a very old housing
stock. In addition, 28.4 percent of the housing stock was built between 1940
and 1970. The typical life of a single-family home is approximately 40 years before
significant renovations and improvements are needed. Many homes in central
Pittsburg have fallen in disrepair due to neglect and financial difficulties and
are in need of serious maintenance. Keeping up this maintenance is difficult
for cost burdened homeowners. However, poorly maintained and condemned
homes are a concern for the community and bring down the value of all homes in the
area.

Current Update: Approximately 2,133 housing units, or 23.2 percent of the housing supply, was built

)&

prior to 1939, indicating a very old housing stock. In addition, 2,569 housing
units, or 28.0 percent of the housing stock, was built between 1940 and 1970.
The typical life of a single-family home is approximately 40 years before significant
renovations and improvements are needed. Many homes in central Pittsburg
have fallen in disrepair due to neglect and financial difficulties and are in need
of serious maintenance. Keeping up this maintenance is difficult for cost
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burdened homeowners. However, poorly maintained and condemned homes are
a concern for the community and bring down the value of all homes in the area.

Strategy:

Revitalize dilapidated neighborhoods across the city; rehabilitate low and very-low income homes
to keep them from failing housing code inspections and prevent condemnation.

Provide home buyer education, credit and budget counseling and continue local efforts.

Encourage and market the use of local funding incentives to lower income individuals to prevent
homes from declining further.

Prevent neighborhood deterioration by demolishing homes that have been condemned or are vacant
in existing neighborhoods.

Conduct asbestos, lead paint, and other contaminant abatement.

Encourage infill development by waiving demolition fees, reducing building permit fees, or
providing other city-based incentives.

Adopt International Existing Building Code, which helps encourage redevelopment by not requiring
all new construction requirements in the building code.

Provide community outreach/consulting that would help prospective owners fill out the
necessary paperwork to apply for local housing programs.

Incentivize landlords of older housing stock to upgrade the older housing supply.

Funding/Incentives:

Neighborhood Revitalization Act - Provides a tax rebate for substantial rehabilitation of a home
or demolishing and home and building hew construction.

City of Pittsburg Emergency Repair Program - Provides a 100 percent deferred loan with a
maximum contribution of $1,800 to households with incomes of 50 percent or the Area Median
Income (AMI) or below.

City of Pittsburg Housing Rehabilitation Loan Program - Provides low-interest rehabilitation loans
Pittsburg homeowners for the purpose of improving their property. The program is funded by the
Community Development Block Grant (CDBG) program. In order to qualify, the applicant must liv in
the City limits, own the home, and be low to moderate income. The maximum loan available is
$30,000.

KHRC Weatherization Program - Increasing the participation of households in the
Weatherization Program would help make the existing housing stock more energy efficient and
help to lower the costs of homeownership.

Paint Pittsburg - Help subsidize the cost of repainting and upkeep.

Progress to Date:

The Pittsburg Land Bank was created in 2015 and has reportedly been the primary vehicle through which the
city has pursued this recommendation. The Pittsburg Land Bank focuses on the conversion of vacant,
abandoned, tax-delinquent, or otherwise underused properties into productive uses. Every transfer of property
from the Pittsburg Land Bank is accompanied by a development agreement, outlining the final use of the
property, as well as accompanying timelines. The purchase price for Land Bank properties is set at 75 percent
of the appraisal price, which is based on the Crawford County Appraiser’s Office. To date, the Land Bank has
sold 39 properties.

Conclusion:
The city should continue to pursue this recommendation through all of the aforementioned funding/incentives
including, but not limited to, The Land Bank.

)&
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Recommendation #4: Expand the supply of moderate-income housing.
Analysis:

2014:

The mean hourly wage across all occupations in Pittsburg is $16.71, which translates
to an annual wage of $34,770. In a dual income household, this average annual wage
would over qualify the household to live in low income housing. Numerous
stakeholders in the area stated that there is a shortage of moderate income homes
in the area, which is forcing moderate income households to live outside of Pittsburg
or wait for new homes to be constructed. In addition, the cost of demolition in
addition to building a home can be high, which moderate income households
cannot afford.

Current Update: Moderate income housing is typically defined as housing that targets households with

incomes of 80 percent of the AMI or below. This translates to a maximum annual
income of $36,480 for a one-person household, $41,680 for a two-person
household, $46,880 for a three-person household, and $52,080 for a four-person
household. These incomes are not high enough to allow a family to qualify for the
majority of the housing units in the housing pipeline. Numerous stakeholders in the
area stated that there is a shortage of moderate income homes in the area priced
between $175,000 and $225,000, and the current supply in the pipeline will not
address this need.

Strategy:

Promote renovation and restoration of existing single-family homes, which helps reduce
development costs, by developers that can then be sold to moderate to income households.
Encourage infill development of moderate income homes by waiving demolition fees, reducing
building permit fees, or providing other city-based incentives.

Provide incentives to new construction developments such as paying for an increased
percentage of infrastructure costs to help entice developers to build lower priced homes while
still earning a profit.

Funding/Incentives:

)&

Moderate Income Housing Grant - This program provides grants or loans to develop housing and
support homeownership programs in cities or counties with populations of less than 60,000, such
as Pittsburg. According to Kansas Housing, “a lack of quality, affordable housing is one of the greatest
barriers to growth and development in rural Kansas.” Further, this program “serves Kansans who
don’t qualify for federal housing assistance yet struggle to afford market rate housing.” The program
can be used to develop rental or owner housing as well as pay for infrastructure, gap financing, or
nonpayment assistance.

Low Income Housing Tax Credits and HOME Funding - As of 2018, the LIHTC program can now
be used to offer units to households with incomes of up to 80 percent of the AMI, so long as the
development, on average, targets households with incomes of 60 percent of the AMI and below. This
program can be used by developers in conjunction with donated land to increase the area’s
affordable rental housing supply.

KHRC First-Time Home-buyer Program would allow moderate income households to purchase
homes.

Provide developer incentives including grants, infrastructure, and tax abatement.

Modify zoning code to permit greater density and variety of development designs, consider land
donation, and/or further streamline the planning approval process for developments that are priced
to offer affordability to moderate income households.

Opportunity Zone investment.

NOVOGRADAC.. 68



PITTSBURG, KANSAS - HOUSING NEEDS ASSESSMENT UPDATE

Progress to Date:
The city completed two Moderate Income Housing projects.
e First, to create six rental units in downtown in Leland Lofts.
e Second, to relocate water and sewer and provide homebuyer assistance of the development of 10
single-family homes at an average cost of $166,750.

Conclusion:

The city should continue to pursue this recommendation with a focus on homes that will be affordable to
moderate income households, defined as households with incomes of 80 percent of the AMI or below. This
includes millennials many of whom have student loan debt which can make qualifying for a mortgage more
difficult. This also includes the development of additional affordable rental and workforce housing as renter
households are currently disproportionately likely to be cost burdened relative to their owner counterparts.

Recommendation #5: Create a land bank run by a city-related entity.

Analysis:

2014: The establishment of a land bank would allow for the public control of abandoned
property, assemblage of parcels for residential, recreational, commercial
and industrial redevelopment, and generally improve the quality of the housing
stock. Recently, several cities in the area including Kansas City, Missouri, St.
Louis, Missouri, and Olathe, Kansas have created land banks where vacant
properties are acquired mostly through tax foreclosures and set aside for
rehabilitation or resale so that they can be reintroduced to the city and county’s tax
rolls as well as providing maintenance and landscaping to vacant and abandoned
lots. According to the US Census Bureau, there are 1,211 vacant properties in the
city of Pittsburg, which provides ample opportunity to begin the creation of a land
bank.

Current Update: According to the most recent census estimates, there are 1,156 vacant properties
in the city of Pittsburg, which continues to provide ample opportunity to begin the
creation of a land bank.

Strategy:

o Allow the city to sell properties to be rehabilitated thus increasing the property values of the area as
a whole.

e Provide short-term fiscal benefits to the city by getting rid of some of the worst properties in the area,
while also bringing them back onto the tax roll.

e Donate excess land to nonprofit agencies to be used to construct affordable housing for families
and seniors.

e Acquire land for future development of low to moderate income housing.

e Turn unusable land into parks or green space.

e (Gain entitlement to a specific time period’s years of property tax payments on sold properties to boost
tax revenue.

e Abate delinquent taxes for properties to encourage their purchase and redevelopment.

Funding/Incentives:
e Low Income Housing Tax Credits and HOME Funding - To be used by developers in conjunction
with the donated land to increase the area’s affordable housing supply.

o Allocate a portion of delinquent property tax interest and penalties for the land bank to be used
for funding to purchase land and homes.
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Progress to Date:

The Pittsburg Land Bank was created in 2015 and has reportedly been the primary vehicle through which the
city has pursued this recommendation. The Pittsburg Land Bank focuses on the conversion of vacant,
abandoned, tax-delinquent, or otherwise underused properties into productive uses. Every transfer of property
from the Pittsburg Land Bank is accompanied by a development agreement, outlining the final use of the
property, as well as accompanying timelines. The purchase price for Land Bank properties is set at 75 percent
of the appraisal price, which is based on the Crawford County Appraiser’s Office. To date, the Land Bank has
sold 39 properties.

Conclusion:

The city should continue to utilize the Land Bank to acquire and redevelop dilapidated and vacant parcels into
affordable housing or public amenities such as green space or service providers. The city should also consider
zoning changes and/or variances, where appropriate and feasible, to permit development on all land acquired
to ensure its conversion to a productive use.

Recommendation #6: Implement stricter property maintenance codes.

Analysis:

2014: Although there are currently property maintenance codes in place, they are not
always followed or stressed in the community, which has led to a deteriorating
housing stock, and properties that are unsafe.

Current Update: According to the most recent census estimates, there are 1,156 vacant properties
in the city of Pittsburg, which continues to provide ample opportunity to begin the
creation of a land bank. Further, there are 75 housing units that alack complete
plumbing, 69 that lack complete kitchen facilities, and 207 that lack telephone
service.

Strategy:

e Utilize Kansas' Unclaimed Property Statute more aggressively to take over abandoned
property and utilize these properties for low to moderate income housing.

o C(Create legislation similar to Chula Vista’'s “Abandonment and Waste” clause that places
responsibility on lenders to maintain abandoned and foreclosed properties.

e Implement property maintenance codes and a mandatory rental inspection program thatwould
require all area rental properties to go through an annual inspection. This would help identify
unsafe homes as well as encourage property upkeep. The resultant upkeep would allow more
rental properties to be Section 8 compliant as well.

e Promote the weatherization of rental properties to make homes more affordable for renters.

e Encourage community-based enforcement of property maintenance violations where
community members feel motivated to report violations, knowing they will be addressed by the city
if the tenant does not address them.

e Enact law for certain area of city that limits number of non-related occupants, reducing the
desirability for students and opening up more homes to Section 8 voucher holders.

Financing/Incentives:

o KHRC Weatherization Program - Increasing the participation of households in the
Weatherization Program would help make the existing housing stock more energy efficient and
help to lower the costs of homeownership.

e Paint Pittsburg - Help subsidize the cost of repainting and upkeep.
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Progress to Date:

Progress on this recommendation is difficult to measure. Local interviews indicated that the code enforcement
department experienced heavy turnover in recent years and there are hopes that the new team will be more
successful with enforcement.

Conclusion:
The city should continue to pursue this recommendation.

Recommendation #7: Establish neighborhood associations and planned subdivisions.

Analysis:

2014 There are no neighborhood associations that exist in Pittsburg, and people are
not generally held accountable for their property, which can lead to property neglect
as homeowners and landlords are often focused on their own interests. In addition,
the last major subdivision in the area was built in the 1970s, so there is little sense of
community among neighborhoods.

Current Update: According to the most recent census estimates, there are 1,156 vacant properties
in the city of Pittsburg, which continues to provide ample opportunity to begin the
creation of a land bank. Further, there are 75 housing units that alack complete
plumbing, 69 that lack complete kitchen facilities, and 207 that lack telephone
service.

Strategy:

e In conjunction with the planning department and one master developer, create areas
dedicated to building new subdivisions.

e Rezone previously light industrial areas, such as Mission Clay, to encourage the development and
creation of new subdivisions.

e Encourage infill development in specific areas for revitalization that will create a sense of
community.

e Establish neighborhood associations and provide association grants for the completion of
beautification projects, creation of green space, and other projects beneficial to the city and
community.

e Enact law for certain area of city that limits number of non-related occupants, reducing the
desirability for students and opening up more homes to Section 8 voucher holders.

Funding/Incentives:

Rural Housing Incentive District (RHID) to capture 100 percent of the incremental increase in real property
taxes (less the mills taken out for the school district) and reimburse those funds to the developer over a 15-
year period, rather than the traditional approach to new development where the city would split the cost of
infrastructure with developers.

Progress to Date:

Both of the two larger new subdivisions, Creekside East and Silverback Landing, are benefiting from the RHID
program. Given their size, we assume that these subdivisions will have neighborhood associations upon
completion.

Conclusion:
The city should continue to pursue this recommendation with an education component.
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Recommendation #8: Expand housing for seniors with emphasis on affordable housing options.

Analysis:

2014: The senior population in Pittsburg is predicted to increase by 2.9 percent
through 2018. There is a limited supply of senior properties in the area, and
senior rental properties are experiencing a vacancy rate of 1.7 percent. In
addition, all but one of the affordable senior properties in the area maintains a
waiting list. This data indicates the demand for additional senior rental housing.
Further, the existing housing supply in Pittsburg does not offer many, if any, low-
maintenance condominium, and townhome options.

Current Update: The senior population in Pittsburg is projected to increase by 1.8 percent through
2026. Approximately 52.4 percent senior households have annual incomes below
$50,000; these households will not be able to afford the housing units in the supply
pipeline including the Villas at Creekside, a market rate active-adult community that is
currently under construction.

Strategy:

e Increase housing supply targeted towards seniors, including smaller homes that require less
maintenance in locations that are in close proximity to healthcare and retail amenities.

e Build condominiums and townhomes where seniors can enjoy homeownership instead of renting
but do not have to worry about the maintenance of yards, common areas, etc.

e Entice developers through low-interest loans to increase the amount of LIHTC properties.

e Increase awareness and knowledge of the LIHTC and other state and federally assisted housing
programs.

Funding/Incentives:
e Low Income Housing Tax Credits and HOME Funding - To be used by developers in conjunction
with the donated land to increase the area’s affordable housing supply.
e Opportunity Zone investment

Progress to Date:

Villas at Creekside, a gated active-adult living community, is currently under construction. The development
will be gated and consist of 29 buildings as well as a bocce ball court, dog park, pickle ball court, and outdoor
walking areas, as well as a community building. The units are high-end one-story villas with quartz countertops,
covered patios, and oversized attached garages. According to the developer, there is land (70 to 100 acres)
for up to five phases, but future phases and plans will be dependent on the acceptance and performance of
the first phase. Phase | will offer 58 total units including two-bedroom/two-bathroom units for $1,850 per
month and three-bedroom/two-bathroom units for $2,100 per month and tenants will be responsible for all
utilities.

Conclusion:

The city should continue to pursue this recommendation, particularly for moderate to low-income seniors who
may be in interested in downsizing but for which there is a limited amount of quality, targeted rental supply for
this demographic group. By pursuing this recommendation, the city also has the potential to release some of
the older, more affordable housing supply for younger moderate-income households.
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Recommendation #9: Educate low to moderate income households on how they can purchase
homes and encourage the use of first-time homebuyer incentive programs.

Analysis:

2014: Obtaining mortgage financing can be difficult for low to moderate income
households due to poor credit and/or lack of funds for down payment assistance.
Further, many households are unaware of home buying assistance programs in place
in the area.

Current Update: The historically low interest rates of 2020 and 2021 increased access to mortgage
financing for some households, though not those whose jobs were impacted by the
pandemic. Interest rates however have risen in 2022 and are expected to continue to
rise through the end of the year as the Federal Reserve continues policies designed to
help address rising inflation. As interest rates continue to rise, difficulties accessing to
mortgage financing is expected to rise, particularly for low to moderate income
households as well as households with large student loan obligations.

Strategy:

e Educate future and prior homebuyers on financing options, access to capital and how to improve
their credit worthiness by promoting KHRC’s home buyer education programs and offering them in
the community.

e Inform future homebuyers and potential residents on local home buying assistance programs.

e Provide seminars on how households can improve their credit scores and begin saving for
downpayments.

Funding/Incentives:

e Moderate Income Housing Grant - This program provides grants or loans to develop housing and
support homeownership programs in cities or counties with populations of less than 60,000, such
as Pittsburg. According to Kansas Housing, “a lack of quality, affordable housing is one of the
greatest barriers to growth and development in rural Kansas.” Further, this program “serves Kansans
who don’t qualify for federal housing assistance yet struggle to afford market rate housing.” The
program can be used to develop rental or owner housing as well as pay for infrastructure, gap
financing, or nonpayment assistance.

e KHRC First-Time Home-buyer Program would allow low to moderate income households to purchase
homes.

e HUD Mortgage Insurance Programs would help secure funding for lower income
households.

Progress to Date:

Progress on this recommendation is difficult to measure. Local interviews indicated that low to moderate
income households continue to have difficulties accessing homeownership, but this appears to be due
primarily to rising home prices.

Conclusion:
The city should continue to pursue this recommendation.
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Recommendation #10: Build short-term housing for young professionals, consultants, and
families near major employment centers (e.g. PSU, Mt. Carmel) to provide temporary lodging
for moderate to higher income households.

Analysis:

2014 There are currently very limited furnished, temporary housing options in the Pittsburg
area outside of hotels. Excluding the summer months, temporary housing,
especially for larger families, is non-existent, forcing households to look outside of
the city for accommodations or to delay moving to Pittsburg until permanent lodging
can be established.

Current Update: There are currently very limited furnished, temporary housing options in the Pittsburg
area outside of hotels. Excluding the summer months, temporary housing,
especially for larger families, is non-existent, forcing households to look outside of
the city for accommodations or to delay moving to Pittsburg until permanent lodging
can be established.

Strategy:

e Build live/work/play short-term accommodations for smaller households near PSU and the
hospital by integrating multifamily housing with complementary retail options that will allow
households to immediately integrate into the community and its amenities and services.

e Partner a developer with PSU and the hospital to construct a small, well-amenitized luxury
apartment complex that offers both short and long-term housing options to mitigate
developer risk.

e Provide development tax incentives to existing apartment complexes to construct additional phases
with units dedicated to short-term housing.

e Provide tax breaks to local property management companies to dedicate a percentage of its good
condition, single-family rental stock (3BRs or larger) to housing short-term leases only that would
accommodate larger families.

Funding/Incentives:
e Tax Increment Financing - Establishing a new TIF district would encourage developers to
create short-term housing near major employment centers.
e Provide incentives to developers including tax abatement.

Progress to Date:

McGowan Built is currently working on the acquisition/rehabilitation of a 20-unit market rate development
that upon completion will offer one and two-bedroom units. Given that the units will be recently renovated, we
expect the units to be in good to excellent condition upon completion While this project will add to the quality
market rate rental supply, given the sizes, they will not be appropriate for families. Further, it was not known
if the development will offer short-term leases. As such, while this development will certainly improve the
overall market rate rental supply, it may not meet the demand for short-term rental housing and it will not offer
quality larger rental units for families.

Conclusion:
The city should continue to pursue this recommendation as research suggests this is one of the primary
ongoing housing gaps in the city.
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NEwW RECOMMENDATIONS & FUNDING IMIECHANISMS

New Recommendation #1: Establish Community Development Corporation

Analysis:
Current:

Strategy:

Community Development Corporations (CDCs) are nonprofit, community
development oriented organizations focused on revitalizing areas in which they are
located. CDCs can provide a wide variety of services to a community including buying,
renovating, or building for sale or rental properties, economic development projects,
social services, community organizing and cleanup projects, community development
projects, and neighborhood promotion, among others. While the local government
and Chamber of Commerce have a strong economic development team, community
organizing, neighborhood development, and affordable housing development are
areas in which a CDC could fill a void in the community.

e Support the formation and promote the funding of a CDC in Pittsburg to focus on the redevelopment
of the downtown and immediately surrounding areas.

Funding/Incentives:

e Provide funding through the CDBG program or other state/local grants.

New Recommendation #2: Increase opportunities for development to meet housing needs

Analysis:
Current:

Strategy:

According to local interviews, while there continues to be some developable land in
Pittsburg for larger master planned developments, the opportunities are becoming
more limited as large portions of land have been purchased and are being developed
to meet aforementioned housing needs. As a result, in order to meet additional
housing needs that are currently not going to be met with supply in the pipeline, the
city needs to identify additional development opportunities either in terms of
additional land or modified uses of existing sites. One strategy that has been
employed throughout the country has been zoning reform, as traditional zoning codes
have been found to impede development particularly in the adaptive reuse of existing
uses. According to an article by Ganon Evans published in 2022 by the Kansas Policy
Institute titled Zoning Reform, Not Subsidizes, Reduces Housing Costs, noted that
“long-term reductions in the cost of housing come from removing barriers that inflate
the cost of housing. This is namely zoning laws. Building height caps, lot sizes, and
rules about what buildings can be built in certain areas all affect the cost to
developers. Specifically, zoning artificially increases the costs of housing by limiting
the supply of housing.”

e Expand city boundaries by annexing surrounding areas of unincorporated Crawford County

e Modernize the zoning code to allow for more density and flexibility in terms of development proposed
within its existing boundaries, which could in turn allow for a more purposeful use of existing land
within the city limits to meet housing needs. This could include the elimination of traditional zoning
to focus more on overall compatibility rather than use or modifications to the zoning code to add for
example the addition of a density bonus for developments meeting city identified housing needs,
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among other options. The elimination or modification of traditional zoning has occurred throughout
the country in both large metropolitan areas such as Minneapolis, Minnesota which eliminated single-
family zoning and Houston, Texas that does not have a formal zoning code, as well as smaller markets
such as Benton County, Arkansas.

Funding/Incentives:
e  Opportunity Zone investment

New Funding Mechanism: Opportunity Zones

Analysis:

H.R. 1, signed into law on December 22, 2017, created a new tool for community development, designed to
provide tax incentives to help unlock investor capital by offering preferential tax treatment for capital gains
invested in low-income communities with the goal of encouraging long-term investment in low-income
communities designed to promote economic growth. The same definition of a “low-income community” that is
used by the new markets tax credit (NMTC) is the basis for defining an opportunity zone. The law generally
allows for 25 percent of a state’s low-income community population census tracts to be designated as
qualified opportunity zones. Governors are responsible for identifying the areas in their states to be
designated as opportunity zones.

According to the Kansas Department of Commerce: “The following incentives are offered to investors for
putting their capital to work in these qualified opportunity zones.

o Temporary capital gain tax deferral
o The period of capital gain tax deferral ends on 12/31/26 or an earlier sale
o Astep-up in basis
o Investment held for five years - basis increased by 10% of deferred gain (90% taxed)
o Investment held for seven years - basis increased by another 5% of deferred gain (85% taxed)
o Forgiveness of additional gains
o Investment held for 10 years - basis equal to fair market value; forgiveness of gains on
appreciation of investment of sale or exchange of Opportunity Fund investment. This exclusion
applies only to gains accrued after an investment in an Opportunity Fund.”

Further, “these investments provide support to projects focused on a wide array of issues including, downtown
revitalization, housing improvements and expansion of industrial parks and innovation districts.”

Kansas identified 74 census tracts including 70 low-income tracts and four non-low-income contiguous tracts
that were “ripe for investment and ready for development” to serve as Kansas’ Opportunity Zones; this
includes four census tracts in Crawford County, three of which are fully or partially in the City of Pittsburg as
identified in the map on the following page.
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The above map illustrated the opportunity zone census tracts in Crawford County. The map on the following
page illustrates the boundaries of those tracts within Pittsburg; areas inside the blue boundaries are the
opportunity zone areas.
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To date we are not aware of any Opportunity Zone projects in either of the Pittsburg, Kansas opportunity zones.
There are however OZ projects in Kansas and we are aware of several communities that are actively promoting
their opportunity zones and/or potential projects such as El Dorado, Lawrence, Wichita, and Manhattan.
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ASSUMPTIONS AND LIMITING CONDITIONS

10.

11.

In the event that the client provided a legal description, building plans, title policy and/or survey, etc.,
the market analyst has relied extensively upon such data in the formulation of all analyses.

The legal description as supplied by the client is assumed to be correct and the author assumes no
responsibility for legal matters, and renders no opinion of property title, which is assumed to be good
and merchantable.

All encumbrances, including mortgages, liens, leases, and servitudes, were disregarded in this valuation
unless specified in the report. It was recoghized, however, that the typical purchaser would likely take
advantage of the best available financing, and the effects of such financing on property value were
considered.

All information contained in the report, which others furnished, was assumed to be true, correct, and
reliable. A reasonable effort was made to verify such information, but the author assumes no
responsibility for its accuracy.

The report was made assuming responsible ownership and capable management of the property.

The sketches, photographs, and other exhibits in this report are solely for the purpose of assisting the
reader in visualizing the property. The author made no property survey, and assumes no liability in
connection with such matters. It was also assumed there is no property encroachment or trespass unless
noted in the report.

The author of this report assumes no responsibility for hidden or unapparent conditions of the property,
subsoil or structures, or the correction of any defects now existing or that may develop in the future.
Equipment components were assumed in good working condition unless otherwise stated in this report.

It is assumed that there are no hidden or unapparent conditions for the property, subsoil, or structures,
which would render it more or less valuable. No responsibility is assumed for such conditions or for
engineering, which may be required to discover such factors.

The investigation made it reasonable to assume, for report purposes, that no insulation or other product
banned by the Consumer Product Safety Commission has been introduced into the Subject premises.
Visual inspection by the market analyst did not indicate the presence of any hazardous waste. It is
suggested the client obtain a professional environmental hazard survey to further define the condition
of the Subject soil if they deem necessary.

Any distribution of total property value between land and improvements applies only under the existing
or specified program of property utilization. Separate valuations for land and buildings must not be used
in conjunction with any other study or market study and are invalid if so used.

Possession of the report, or a copy thereof, does not carry with it the right of publication, nor may it be
reproduced in whole or in part, in any manner, by any person, without the prior written consent of the
author particularly as to value conclusions, the identity of the author or the firm with which he or she is
connected. Neither all nor any part of the report, or copy thereof shall be disseminated to the general
public by the use of advertising, public relations, news, sales, or other media for public communication
without the prior written consent and approval of the market analyst. Nor shall the market analyst, firm,
or professional organizations of which the market analyst is a member be identified without written
consent of the market analyst.



12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22,

23.

24.

Disclosure of the contents of this report is governed by the Bylaws and Regulations of the professional
organization with which the market analyst is affiliated.

The author of this report is not required to give testimony or attendance in legal or other proceedings
relative to this report or to the Subject property unless satisfactory additional arrangements are made
prior to the need for such services.

The opinions contained in this report are those of the author and no responsibility is accepted by the
author for the results of actions taken by others based on information contained herein.

Opinions of value contained herein are estimates. There is no guarantee, written or implied, that the
Subject property will sell or lease for the indicated amounts.

All applicable zoning and use regulations and restrictions are assumed to have been complied with,
unless nonconformity has been stated, defined, and considered in the market study report.

Itis assumed that all required licenses, permits, covenants or other legislative or administrative authority
from any local, state, or national governmental or private entity or organization have been or can be
obtained or renewed for any use on which the value estimate contained in this report is based.

On all studies, Subject to satisfactory completion, repairs, or alterations, the report and conclusions are
contingent upon completion of the improvements in a workmanlike manner and in a reasonable period
of time.

All general codes, ordinances, regulations or statutes affecting the property have been and will be
enforced and the property is not Subject to flood plain or utility restrictions or moratoriums, except as
reported to the market analyst and contained in this report.

The party for whom this report is prepared has reported to the market analyst there are no original
existing condition or development plans that would Subject this property to the regulations of the
Securities and Exchange Commission or similar agencies on the state or local level.

Unless stated otherwise, no percolation tests have been performed on this property. In making the
market study, it has been assumed the property is capable of passing such tests so as to be developable
to its highest and best use.

No in-depth inspection was made of existing plumbing (including well and septic), electrical, or heating
systems. The market analyst does not warrant the condition or adequacy of such systems.

No in-depth inspection of existing insulation was made. It is specifically assumed no Urea Formaldehyde
Foam Insulation (UFFI), or any other product banned or discouraged by the Consumer Product Safety
Commission has been introduced into the property. The market analyst reserves the right to review
and/or modify this market study if said insulation exists on the Subject property.

Estimates presented in this report are assignable to parties to the development’s financial structure.
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DATA SOURCES

Sources used in this study include data that is both written and oral, published and unpublished, and
proprietary and non-proprietary. Real estate developers, housing officials, local housing and planning
authority employees, property managers and other housing industry participants were interviewed. In addition,
we conducted a survey of existing, comparable properties.

This report incorporates published data supplied by various agencies and organizations including;:

U.S. Census Bureau

ESRI Demographics 2021

Ribbon Demographics 2021

Department of Housing and Urban Development (HUD)
City of Pittsburg

City of Pittsburg local officials

Pittsburg State University

Pittsburg Micropolitan Area Economic Reports
Kansas Department of Commerce

U.S. Bureau of Labor Statistics
www.zillow.com
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STATEMENT OF PROFESSIONAL QUALIFICATIONS
RACHEL BARNES DENTON, MAI

EDUCATION
Cornell University, Ithaca, NY
School of Architecture, Art & Planning, Bachelor of Science in City & Regional Planning

LICENSING AND PROFESSIONAL AFFILIATION
Designated Member of the Appraisal Institute
Member of National Council of Housing Market Analysts (NCHMA)
Member of Commercial Real Estate Women (CREW) Network
2011 and 2012 Communications Committee Co-Chair for the Kansas City CREW Chapter
2013 Director of Communications and Board Member for Kansas City CREW
2014 Secretary and Board Member for Kansas City CREW
2015 and 2016 Treasurer and Board Member for Kansas City CREW

State of Arkansas Certified General Real Estate Appraiser No. CG3527

State of California Certified General Real Estate Appraiser No. AGO44228
State of Colorado Certified General Real Estate Appraiser No. 100031319
State of Georgia Certified General Real Estate Appraiser No. 391113

State of Hawaii Certified General Real Estate Appraiser No. CGA1048

State of lllinois Certified General Real Estate Appraiser No. 553.002012
State of Kansas Certified General Real Estate Appraiser No. G-2501

State of Minnesota Certified General Real Estate Appraiser No. 40420897
State of Missouri Certified General Real Estate Appraiser No. 2007035992
State of Nebraska Certified General Real Estate Appraiser No. CG2017030R
State of New Mexico Certified General Real Estate Appraiser No. 03424-G
State of North Dakota Certified General Real Estate Appraiser No. CG-219110
State of Oklahoma Certified General Real Estate Appraiser No. 13085CGA
State of Oregon Certified General Real Estate Appraiser No. CO00951

State of South Dakota Certified General Real Estate Appraiser No. 1488CG
State of Texas Certified General Real Estate Appraiser No. 1380396

PROFESSIONAL EXPERIENCE

Novogradac & Company LLP, Partner

Novogradac & Company LLP, Principal

Novogradac & Company LLP, Manager

Novogradac & Company LLP, Senior Real Estate Analyst

PROFESSIONAL TRAINING

Educational requirements successfully completed for the Appraisal Institute:
Appraisal Principals, September 2004
Basic Income Capitalization, April 2005
Uniform Standards of Professional Appraisal Practice, various
Advanced Income Capitalization, August 2006
General Market Analysis and Highest & Best Use, July 2008
Advanced Sales Comparison and Cost Approaches, June 2009
Advanced Applications, June 2010
General Appraiser Report Writing and Case Studies, July 2014
Standards and Ethics (USPAP and Business Practices and Ethics)
MAI Designation General Comprehensive Examination, January 2015
MAI Demonstration of Knowledge Report, April 2016

Completed HUD MAP Training, Columbus, Ohio, May 2010
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SPEAKING ENGAGEMENTS

Have presented and spoken at both national Novogradac conferences and other industry events, including
the National Council of Housing Market Analysts (NCHMA) Annual Meetings and FHA Symposia, National
Housing and Rehabilitation Association Conferences, Institute for Professional and Executive Development
(IPED) conferences, and state housing conferences, such as Housing Colorado, Idaho Conference on
Housing and Economic Development, and Missouri Workforce Housing Association.

REAL ESTATE ASSIGNMENTS
A representative sample of Due Diligence, Consulting, or Valuation Engagements includes:

In general, have managed and conducted numerous market analyses and appraisals for various types of
commercial real estate since 2003, with an emphasis on affordable multifamily housing.

Conducted and managed appraisals of proposed new construction, rehab and existing Low-Income Housing
Tax Credit properties, Section 8 Mark-to-Market properties, HUD MAP Section 221(d)(4) and 223(f) properties,
USDA Rural Development, and market rate multifamily developments on a national basis. Analysis includes
property screenings, economic and demographic analysis, determination of the Highest and Best Use,
consideration and application of the three traditional approaches to value, and reconciliation to a final value
estimate. Both tangible real estate values and intangible values in terms of tax credit valuation, beneficial
financing, and PILOT are considered. Additional appraisal assignments completed include commercial land
valuation, industrial properties for estate purposes, office buildings for governmental agencies, and leasehold
interest valuation. Typical clients include developers, lenders, investors, and state agencies.

Managed and conducted market studies for proposed Low-Income Housing Tax Credit, HUD MAP, market rate,
HOME financed, USDA Rural Development, and HUD subsidized properties, on a national basis. Analysis
includes property screenings, market analysis, comparable rent surveys, demand analysis based on the
number of income qualified renters in each market, supply analysis and operating expense analysis. Property
types include proposed multifamily, senior independent living, large family, acquisition/rehabilitation, historic
rehabilitation, adaptive reuse, and single family developments. Typical clients include developers, state
agencies, syndicators, investors, and lenders.

Completed and have overseen numerous Rent Comparability Studies in accordance with HUD’s Section 8
Renewal Policy and Chapter 9 for various property owners and local housing authorities. The properties were
typically undergoing recertification under HUD’s Mark to Market Program.

Performed and managed market studies and appraisals of proposed new construction and existing
properties insured and processed under the HUD Multifamily Accelerated Processing (MAP) program. These
reports meet the requirements outlined in HUD Handbook 4465.1 and Chapter 7 of the HUD MAP Guide for
221(d)(4) and 223(f) programs.

Performed and have overseen numerous market study/appraisal assignments for USDA RD properties in
several states in conjunction with acquisition/rehabilitation redevelopments. Documents are used by states,
lenders, USDA, and the developer in the underwriting process. Market studies are compliant to State,
lender, and USDA requirements. Appraisals are compliant to lender requirements and USDA HB-1-3560
Chapter 7 and Attachments.

Performed appraisals for estate valuation and/or donation purposes for various types of real estate,
including commercial office, industrial, and multifamily assets. These engagements were conducted in
accordance with the Internal Revenue Service’s Real Property Valuation Guidelines, Section 4.48.6 of the
Internal Revenue Manual.
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Performed analyses of various real estate asset types subject to USDA 4279-B, Business and Industry
Guaranteed Loans, Section 4279.150 guidelines.

Conducted various Highest and Best Use Analyses for proposed development sites nationwide. Completed an
analysis of existing and proposed senior supply of all types of real estate, and conducted various demand and
feasibility analyses in order to determine level of need and ultimate highest and best use of the site.

Prepared a three-year Asset Management tracking report for a 16-property portfolio in the southern United
States. Data points monitored include economic vacancy, levels of concessions, income and operating
expense levels, NOI and status of capital projects. Data used to determine these effects on the project’s
ability to meet its income-dependent obligations.

Performed various community-wide affordable housing market analyses and needs assessments for
communities and counties throughout the Midwest and Western states. Analysis included demographic and
demand forecasts, interviews with local stakeholders, surveys of existing and proposed affordable supply,
and reconciliation of operations at existing supply versus projected future need for affordable housing.
Additional analyses included identification of housing gaps, potential funding sources, and determination of
appropriate recommendations. These studies are typically used by local, state, and federal agencies in
order to assist with housing development and potential financing.

Managed a large portfolio of Asset Management reports for a national real estate investor. Properties were
located throughout the nation, and were diverse in terms of financing, design, tenancy, and size.
Information compiled included income and expenses, vacancy, and analysis of property’s overall position in
the market.

Performed appraisals of LIHTC assets for Year 15 purposes; valuations of both the underlying real estate
asset and partnership interests have been completed. These reports were utilized to assist in potential
disposition options for the property, including sale of the asset, buyout of one or more partners, or potential
conversion to market rate.
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JULIA SMITH

I. Education
University of Arizona, School of Sociology (in progress)
Ph.D. in Sociology with concentrations in Stratification and Methodology/Statistics

The London School of Economics and Political Science
MSc in Comparative Politics (States and Markets)

The London School of Economics and Political Science
MSc in Social Policy and Planning

American University, Washington, DC
BA in Law and Society, minor in Mathematics

Il. Professional Experience

Principal, Julia Grace Smith, LLC - Consultant with Novogradac Consulting, LLP (2011 - Present)
Analyst, Novogradac & Company LLP (2006 - 2009)

Legal Secretary, Bergen & Bergen Law Firm

Research Assistant, Chr. Michelson Institute

lll. Research Assignments

Conducted market and feasibility studies for a variety of projects. Properties are generally
Section 42 Low Income Housing Tax Credit Properties. Local housing authorities, developers,
syndicators and lenders have used these studies to assist in the financial underwriting and
design of LIHTC properties. Analysis typically includes: feasibility of pro formas including, but not
limited to unit mix determination, demand projections, price analysis, rental rate analysis,
competitive property surveying and overall market analysis.

Conducted Rent Comparability Studies and HUD MAP Market Studies according to HUD
guidelines.

Performed various community-wide affordable housing market analyses and needs assessments
for communities and counties. Analysis included demographic and demand forecasts, interviews
with local stakeholders, focus groups, online public surveys, surveys of existing and proposed
affordable supply, and reconciliation of operations at existing supply versus projected future
need for affordable housing. Additional analyses included identification of housing gaps,
potential funding sources, and determination of appropriate recommendations. These studies
are typically used by local, state, and federal agencies in order to assist with housing
development and potential financing.

Conducted citywide analysis of poverty including causes and potential solutions.

Conducted nationwide comparative case study of economic opportunity and poverty
commissions.

Assisted in appraisals of proposed new construction and renovation of existing properties.
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