
 Alabama Caucus Agenda 
Wednesday June 22, 2022, 

9:00 am – 1:00 pm CST (10 am - 2 pm EST) 

1) Welcome Members and Guests (Tim Thrasher)
Carrie Lea, Luke Laney, Maggie Bell – CAA of North East Alabama

CAUCUS TIME 

2) Fahe Membership Business
a. Approval of February Minutes pp. 3-10
b. Caucus Chair for FY23 – 15 minutes 

3) AL Caucus – Growth Opportunities
a. Recruitment Strategy – focus on building Fahe Membership
b. Other Associations to reach out to?  Engagement Grid
c. How can we support one another

4) Caucus Discussion – Around the Room 15-20 Minutes

Who do you see making something happen in your community? 

5) Advocacy  20 Minutes 
a. New Fahe Board Policy Positions – Alex pp. 11-22
b. Housing Forum in July - Alex
c. Federal – Josh

i. Update - Appropriations Process – overview of Training March 10th

d. State – Maggie pp. 23-32
i. State Advocacy Committee – Tim

6) Communication - Ted Boyatt  5 Minutes 

STRENGTH IN NUMBERS  
7) Member Interest/Focus Updates 10-15 minutes

a. Workforce Development – Vonda pp. 33-34
i. Identify ongoing research
ii. Further collaboration on funding
iii. Next steps

b. Broadband - Alex

8) Presentation - Workforce Development
To be confirmed

9) Fahe Updates – Memo Attached  pp. 35-37 20 Minutes  
a. Member Evaluations for 12-31-21 - Vonda
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- Reporting – QE 3-31-22   
- Attendance 

b.  CDFI Working Group  
- Renewals – Jackie 
- Training  
- Annual Meeting 
- Annual Award Nominations Due June 15 

b. Fahe Research – REED – Katy Stigers, Camila Moreno 

c. Lending – Community Lending; Just Choice Lending 

d. Partners for Rural Transformation – José Quinonez, Essence Smith 
 
Upcoming Events 

• July 13-15 – Rural LISC Rural Talks: Housing – Washington, DC & Virtual  
• August 15-19 – NeighborWorks America NTI – Kansas City, MO  
• Sept. 20-22, 2022 - Fahe Annual Meeting – Kingsport, TN, September 20-22, 2022  
• Sept. 21-22, 2022 - KHC Governor’s Housing Conference – Galt House, Louisville  
• Nov. 3 (Thu.) – AL Caucus Meeting – virtual 
• Dec. 7-9 – Rural LISC Rural Talks: Workforce + Small Business -  

                                                
 
Sign up for Fahe’s Member Newsletter here: www.fahemembers.com/signup 
Sign up for Fahe’s Blog here: www.fahe.org/signup  
AL Member Page: https://www.fahemembers.com/state-caucuses/alabama-caucus-
information/  
 

2

http://www.fahemembers.com/signup
http://www.fahe.org/signup
https://www.fahemembers.com/state-caucuses/alabama-caucus-information/
https://www.fahemembers.com/state-caucuses/alabama-caucus-information/


              Alabama Caucus Minutes 
Thurs., Feb. 17, 2022, 9:00-Noon CST (10-1pm EST)                                           

Via ZOOM 
 

 Attendees: 
Name Attendance Name Attendance 

Anthony Cook ARM James Caudill Fahe 
Aron Boldog CAPNA Jessica Estes Fahe 
Tim Thrasher CAPNA Jim King Fahe 
  HERO John Niederman Fahe 
Mary Ellen Judah NCI Joshua Stewart Fahe 
Twanda Parker NHS-B'ham Maggie Riden Fahe 
Carrie Lea Guest-CANNEAL Nicholaus Bormes Fahe 
Luke Laney Guest-CANNEAL Nick Martire Fahe 
Maggie Bell Guest-CANNEAL Sara Morgan Fahe 
Camila Moreno Fahe Ted Boyatt Fahe 
Colby Lilly Fahe Vonda Poynter Fahe 
Heather Wells Fahe Essence Smith Fahe/PfRT 

Jackie Weiss Fahe Jose Quinonez Fahe/PfRT 
 4 of 5 Members in Attendance = 80%  
 
1) Welcome Members and Guests (Tim Thrasher) 

Carrie Lea, Luke Laney, Maggie Bell – CAA of North East Alabama 
 

2) AL Caucus Business                       
a.  Approve Minutes of October meeting  - Mary Ellen moved; Aaron seconded; approved 
unanimously. 
  

3) Fahe Membership Business 
a. Nominating Committee Video - 2 positions open, (1) 4-yr, (1) 2-yr.   

  
b. Upcoming Board Elections  - Mary Ellen Judah        

Needs across Appalachia are unique and AL needs are unique.  Help the board grow the 
AL Caucus.  Very small group of Members, Nominating Cmte person can’t serve on the 
board, but the Caucus Chair can; likely not best practice to have two board members 
from the same organization. Aron Boldog would be honored to serve for AL and do his 
best to his ability and keep everyone involved.  Tim and Mary Ellen have talked about 
opportunities.  We could put forward board member now and fill an additional board 
seat.  Tim is willing to absorb the nominating Cmte. And Mary Ellen Judah could consider 
the Board.   
Jim King – that would work – want to make sure we are representing AL well.  Moving 
around who is the representative on the Nominating Cmte can certainly happen.  That 
would work for the Caucus.  If you choose to have one representative now, but revisit the 
second seat as soon as possible.  The Board is where staff puts their attention.  It would be 
“best” to provide 2 seats and the next year we are working on a strategic plan to work on 
next year. 
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Tim noted that he is willing to take the nominating committee work and the Caucus Chair 
to free up Mary Ellen and Aron. Aron moved that Tim Thrasher be the AL Representative to 
the Nominating Committee, Mary Ellen Seconded, all approved. 
Tim Thrasher moved that Aron Boldog and Mary Ellen be put forward as the nominees to 
the Board Anthony Cook seconded. Mary Ellen for the 2-year term, Aron then for the 4-
year term. Motion carries. 

c. President’s Report - Jim King  
Several big items being considered, need to be discussed.    
Anyone want to volunteer to attend the board meeting? – Aron volunteered. 
Who are we?  Who do we want to be?  
Board – feels muddy – we can have additional conversations to clear it up. What changes 
come to the by-laws depend on this identity conversation. Numbers – are key factors – 
results – show the data – look what we can accomplish.  Defining Appalachia.  Persistent 
Poverty – in the membership requirement – strong history of having housing as a 
foundation of that.  All of us are involved in housing but doesn’t preclude some supporting 
roles in the housing sector.  Can’t address generational poverty without looking at the 
continuum of community issues.  
Mary Ellen:  Housing has been foundational – but needs to be a wholistic approach – 
housing without jobs or activities.  How do you honor and continue to hold up housing 
while opening the tent up for other services that “support” housing.  Other organizations 
may know the need for housing. open the flap of the tent as community and economic 
development work. 
Jim:  Articles of Incorporation lean to housing is really broad.  What it takes to be a livable 
community.   I’m more interested in helping build communities that people want to live in.  
That makes sense…. That feels like who we are.  
Mary Ellen: Maybe it isn’t monetary or training – but a mental health perspective – it is 
hugely beneficial – if someone has done something innovative, I can call him and ask.  
Comradery is important, there's a commonality to what the work and you don't have to 
explain everything in order to start to have dialogue and get ideas. 
Aron:  LIHTC, costs are rising – it is not just happening to “me” but others are struggling with 
inflation.  I can contact folks, yes, reach out – knowing that you aren’t on your own. 
Tim:  Feels like family – true peer to peer networking.  Community engagement, 
community engagement is an equal part.  Have to build where people want to live. 
Carrie:  that is exactly why they want to be a member – new to housing development, but 
the agency has done it for 20 years – need to have more in-house knowledge.  The value 
of the connection will expand their opportunities.   
Jim:  Family – think extended family – 18 first cousins – some farm, some military – we come 
together with a common thread – but we are different.  Is the activities or geography that 
drives that 0r is it something else. 
Tim:  Mutual respect for one another – know the hard work – solutions, ideas, like a family 
can discuss politics around the table and then you go your own way having learned 
something. 
Mary Ellen: Meeting face to face, at my first Fahe meeting by the afternoon, Jackie Mayo 
and I discussing and commiserating on a common issue of a ED.  Provide spaces to do 
that even though we are apart.  In-person opportunities to gather.  Similar experience 
with. on healthy homes – brought back some good ideas and social enterprise 
information. 
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Jim – Share what seems essential, couple of voices. Any other volunteers to attend board 
meeting and volunteer later, let him know. 
 
Quick announcement:  502 Intermediary packaging. – Jim 
Not sure whether this is a big deal to the AL Caucus but Fahe runs a 502 Intermediary 
Packaging and program for USDA and it's a fairly big book of business at USDA. We 
account right now for about 8% of the national total for the program. It's an important 
advocacy piece for us, because this is really valuable money to low-income folks in rural 
counties that qualify. We get paid as do the packages at closing. Since 2010 when we 
started this program, we've not taken an increase and we negotiated with USDA to make 
a small increase recently it's the third increase. The first 2 we passed on to the packagers. 
This time with non-members we're gonna take the full increase that's available to us but 
will pass-through $100 of the increase to the Members and retain $150 to try to start 
catching up to what other intermediaries are getting in the country. We're trying to build 
better advocacy and coalition on this we're going to share that. I just wanted to share 
that really important advocacy work, in my opinion that we and we work with a that 
program in that way because it gives an awful lot of voice at USDA and that that stretches 
across to a lot of 
areas in our ability to just sort of advocate for members and for programs.  Information will 
come out from JCL.   
Vonda noted that Anthony says that Alabama Rural Ministries works with USDA – some 
502-504. 

4) Member Interest/Focus Updates 
a. Workforce Development - Vonda 

During the Fall Round of Caucuses, we got some interest from every caucus and then we sent 
out some information on Member discovery meetings which we held to during the first week or so 
of November. We got some really great information just to hear specifically from people working 
and workforce development. it's working, and what's not where you know what's the gap, what 
are barriers? We gleaned through that information, we realized we weren't going to get a two-
page concept paper out of that, Because this is a complicated issue, and we cover, a lot of 
area. So Alex. reached out to Ken Mall of EDSI, he was one of our speakers at the annual 
meeting, and he agreed to work with us on kind of a process, if you will. Then we looked at an 
EDA application, economic development, administration application for the Good Jobs 
Challenge Grant. the So Sara's team with investments brought in a Federal grant-writing 
consultant that worked with some staff and kin to get something pulled together. This was a 
quick turnaround. The application was due Feb.10th and we actually had 2 applications go in 
one to the Atlanta region which covered KY, TN, in AL, and then one for The Philadelphia region 
which covered WV. We have a very small area of Maryland, and a kind of the corner of the SW 
corner of VA. We did not do full applications that included those States but, hopefully, within the 
WV work they'll be the opportunity to kind of, and may at least make some connections there. 
We did have some really good support there in the SouthWV area, particularly on energy 
efficiency, so they won't be left out it's just that they are not identified specifically within our 
application. We asked for specific dollars to do some system-development and program design. 
We need to learn more before we can figure out how we implement so it's really, I think, going to 
be interesting. 
I'm very positive that when we get funded we will certainly start to convene our members, and 
some of the partners that you all have connected us with, we had some really good 
participation with members with them, sharing their connections, introducing us to others. I will 
say Alabama did a really good job. Kept me on the phone for maybe 3 days straight. and it was 
good connections to make so I don't I don't know that I've got friends but I've got some 
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acquaintances that we'll be reaching back out to a lot of staff kind of participated, jumped in 
membership and advocacy really kind of pushed on some of the support letters, whether what 
sector that came from we were. We were looking for them all. Strategic programs had some 
context that also came in handy. And then, of course, with the Grant-writing, Jim was making 
calls to governors, and everybody was reviewing, so that if there was any you know anything on 
the concept that we found, you know to be a little off, we wanted to make sure we were 
We've made those applications $3M was which was the Max for those 2 areas for KY, TN, 
Alabama, application, and then I think $2.25M for WV. It might interest you to know that WV has 
tremendous amount of training opportunity with their community college system, but not a lot of 
it falls in construction. They have one kind of traits program that actually is based with a with a 
Union organization That's not the case in AL. I think it's AL, West AL Regional Commission Corie 
Johnson over there. She was fantastic and getting us connected to another trade school. We’re 
really looking forward to learning some more. There's some tremendous opportunity for some for 
some great partnerships within AL, so applications submitted. When we get funded we will 
certainly be making sure that we call some stakeholders together, and we're thrilled to be able 
to think about doing that. There were 72 support letters that went in with the Atlanta region.  

b. Broadband - Alex Dadok 
Alex thanked Alabama folks, other staff for appreciation of a lot of work.  Nick’s email on Good 
Jobs in Oct. The Fahe Board approved a Broadband policy in 2021 that called for things like a 
100 downloads 20  upload minimum broadband speeds, affordability, building out and called 
for tens, and even potentially, hundreds of billions of dollars. To make sure that the broadband 
got built. We belong, with many other organizations advocated for broadband. When it was, 
you know, in our meetings that finally Staff went on your behalf, armed with that policy. We 
were happy to report and see that Congress passed the infrastructure Investment and Jobs act 
in November. Among other things, that Act had over $60B of broadband spending in it the in 
largely lines up with some of the things that the Fahe broadband policy included. So that now is 
starting the implementation phase we're about 3 months out, and there is money for building 
out broadband. There's money for a digital equity which is looks a lot like community groups 
helping their community members start using broadband and get, you know, equipped to use 
broadband and things like that, things that Fahe Members could be involved in. We even have 
a  member in WV, Woodlands that's building broadband, building a Multi-million dollar 
broadband line to serve because they've had such problems getting broadband in parts of WV. 
I know that's also the case in parts of AL, I know affordability is an issue even in the cities in AL, 
just like everywhere. 
 

Mary Ellen: Google fiber is located in Huntsville.  All of residents will get a credit on their monthly 
internet bill – Google doing it here, but other providers could apply for this.   Google is doing 
their own program for high speed fiber network – network installation for free!   
From Josh in Chat: fiber at 10-20 a month is great! Chattanooga has world famous fast 
broadband that is fairly priced.  No fiber broadband service in many cities. 
Tim: Fiber optic – utility companies are involved in better service now. 

 

5) AL Caucus – Growth Opportunities          
a. Membership Application from CAANEAL - Vonda 

Share more about the Agency.  Maggie: what we do – thankful to be here.  Familiar with 
the structure of CAAs.  National mission for over 60 years – President Johnson’s war on 
poverty.  Crucial link between federal government and communities.  3 main federal 
grants.  Provide Tri-partite BOD.  Public (local officials) are 1/3; other are representing the 
private section 1/3; low income representatives 1/3 – 5 counties for 18 Board of Directors.   
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Very involved in the mission and the organization.  15 full time case managers – offices in 
each of the 6 counties. 
4 staff members are trained in ROMA (Results Oriented Management and Accountability) 
it’s a key part of programs. Committed to training and capacity building – value learning 
about community partnerships.  800 hours of training and capacity building – board and 
staff. 
CSBG:  Emergency Services for wellbeing. (mortgage, rental, utility, food, ramps, dental, 
prescriptions) and GROW (Gaining Resources Opportunities and Wellbeing – job 
applications, skills, housing applications, budgeting – partnered with the Emergency 
Services 
LIHEAP – largest grant that they manage - $6M – utilities – electric, gas, and energy 
counseling – know how to save, case managers advocate with local utilities;  
WX – LIWAP and DOE – weatherized 64 homes in 2021 - $700,000 – better based on some 
of the additional grants in 2021.  Also have discussions on how to be mindful of energy 
usage. 
2021 – 56 units Multi-Fam. complex – 56 units for seniors in Jackson County currently. 

 

Alex:  What are you most excited about? Concerned about homelessness in their area 
that is not being addressed.  And some transitional housing.  And learning about the 
business of affordable housing – mostly contracted out – want to pick CAPNA’s brain on 
the development of housing.  Missions align with Fahe.   
 

Overview of contacts for any advice on how things are set up.   
Carrie Lee – previous ED managed the housing – kept separate – now there are 
documents to sign.  Board needs to be better informed.  Very versed in lots things should 
work.  Tim noted they have a lot of respect for Carrie Lee. 
Certainly the nuts and bolts of things – the pressure around what you observing first hand 
on the homelessness – and get in front of the right folks in AL – it isn’t about how many units 
you get on the ground.   
 

Vonda – We have all of their application materials and have been evaluated for financial 
strength by our VP of Community Lending, very thorough. Next step would be a motion to 
recommend CAANEAL to the Fahe Board of Directors and then would work with Jim and 
Karen Jacobson – board chair to get it on the agenda for approval. 
Tim – Will hold the vote until the end of the meeting when CAANEAL have signed-off. 

 

b. Other Associations to reach out to?  Engagement Grid 
Share – meet and great – a powerful speaker – a topic of interest – coffee and 
conversation either before or after the Caucus business – provide a meal – like a party 
Open hour – at the warehouse and sit around.  Maybe a little warm in June.  Chamber 
events in the CAPNA conference room. 
Send suggestions for folks to be invited. 
Workforce Development – someone VP had spoken to in AL – know more about – let you 
know what we find out on anticipated EDA funding announcements. 
Tim says they know some folks in workforce development. 

c. How can we support one another  
Vonda - I will say that recruitment is something that that We've always kind of really 
depended on kind of word of mouth. We can outreach to someone just like the 
introduction that Tim did with CAANEAL. That is always the best way I think that we that we 
are introduced to potential new members is through our existing members, but that is 
something that's on the agenda for the Membership Committee to think about, and I think 
that Mary Ellen it might have been you - you've got a lot of good ideas. but mentioned 
not only recruitment, but retention. We want to think about that and so the different 
conversations that we're having about who we think we are and then you'll and then and 
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other conversations that relate to some of the board work and the strategic plan then 
we're going to think about that bigger tent whether we open the flap or open the side, 
and think about recruitment and retention there as well. 

6) Advocacy (Alex)                              
Introduce Maggie Riden, Director of Advocacy 
Glad Maggie’s here, based in Nashville, TN. She has a lot of experience running a coalition of 
members in human services, focused on youth, where she touched on workforce and other 
issues there as well in the Washington DC metro area. She was actually an executive director of 
that group and decided that the advocacy part was more fun. She's here to help do a little bit 
more encourage all and be more supportive than we've been able to be. Getting her feet 
under her. 
Maggie – Glad to be here.  Decades of experience on equity and opportunity.  Growth and 
expansion.  Would love to meet you and see your work on the ground.  Gets her out of bed – 
knowing what happens on the ground to inform policy makers. Wants to focus on State issues in 
her own portfolio;  

a. Federal Appropriations Process – Josh Stewart: Federal Appropriations Webinar, March 10 
– determined taking into consideration of delays. What to focus on, what language to 
use, what might matter. An email will be forthcoming – ad, but a change for you to tell me 
what you might want to hear Jstewart@fahe.org  

b. Federal Updates - Treasury Final Rule on Local, State ARPA, spending information 
Fairly far behind on the appropriations work at the federal level. Members noted help with 
Appropriations – talk to congressional offices. 

DASH Act (Tim said this has helped with the cost overruns on some LIHTC projects) 
AL Housing Finance Authority – public comments on the needs we are seeing (may be cancelled) 
HOME ARP $ is a little restricted.  May fit for populations living in non-tax credit properties.  Narrowly 
administer the HOME and tax credits now.  Aron noted tough decisions to be made in AL.   
WX – CR? – Josh – roll out… may have been sent to states recently.  What we don’t know is what 
the mix will look like – subsidy or into rehab work or WX work – he will look that up. 
 

Carrie – applied for addt’l funding, additional tax credits.  
Aron – noted the issue is the projects are upside down – can’t afford more debt so the only solution 
is the additional equity.  Costs like $1.5M over budget, $350,000 soft debt is a drop in the bucket- 
needs the HOME or equity.  Puts AL in a tough spot.  They are forward allocating these tax credits.  
May not even be feasible for 2022 round.  
Mary Ellen - 2018 award for NCI – getting through the env., construction started Dec. 2019; COVID 
March 2020; should have been a 16-month construction term; month 26 now of construction cost, 
interest carry, it’s a mess.   

 

7) Communications - Ted Boyatt         
Identity discussions – what our overhauled organizational identity – Ted will work to roll that up 
into a brand and top-line message for the network.  Final destination for the conversations.   

 

Introduced Heather Wells – new to the team came from Village of Promise – military getting into 
careers.  In Huntsville, VA Commonwealth University. 

 

8) Fahe Updates – Memo Attached                  
a. Member Check-In  

Neighborhood Concepts - Mary Ellen:  196-unit bond deal – partnering with a group in 
Nashville. COson the last of the buildings.  Loan fund doing well – deployed $6.2M to 
underserved businesses last year 
CAP North Alabama: Aron Boldog :  Housing dev. – 2018 and 2019 projects are finished – 
waiting on 8609’s – Acq/Rehab and New Constr.; 2020 deals acq/rehab and NC (Ft. Payne – 
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the project they asked for additional credits – hope to hear the next 45 days) 2021 – 3 awards 
in AL (2 rehabs – Bennet Group on NC deal – but that is extremely over budget); 1 in NC – 
AHFA didn’t include 2021 awards to apply for additional credits.  IRS did afford placed in 
service extensions and 10% carryover extensions.  2022 – so uncertain on what the state is 
going to do.   
Tim:  new construction, WX, counseling, water assistance – something new – how that might 
roll out for helping homeowners with water service….  Energy conservation type services are 
now back in person – Homeowners.   Add 2 full time persons in WX and FOC.  Some capacity 
in Aron’s programs (4 FT employees); Asset manager added another staff – 40 developments.  
Lot of things going on.  Always barriers and challenges. 
NHS-Birmingham - Twanda Parker:  acquired apartments – help of Fahe – back to in-person 
homebuyer education classes – 14 in the last class. Continuing with health housing work. 
- Kelleigh had conversation with Tim – good work going on.  Meeting with Dwain Neely next 
month. 
Alabama Rural Ministry – Anthony Cook: 7 families in homes that we are doing pre-
construction with – launching housing sustainability resource for families in the area on March 
11 – lunch and learn – group sharing about homeownership, securing mortgage loans with 
programs they can take advantage of – home insurance, life insurance to sustain families in 
rural AL. 

 
b.  Fahe Updates – Vonda 

- Reporting – QE 12-31-21(Vonda) still pending, deadline extended again, lots of 
     issues with getting data downloaded from the new reporting system at NWA. You 
     can see the numbers for Qtr. ending 9/30/21 in the attached report. 

- Training / Leadership Training for FY 22 in process – Fed. Appropriations training 3/10 
NeighborWorks Training – Jackie Weiss:  – remember to send in your 
receipts/certificates of completion if you want to be reimbursed for the Virtual NTI, up 
to $400 is available. 
Word is that there may be an in-person NTI coming up, will let you know as we hear. 

-    CDFI Working Group (Vonda) Hoping to get this moving in the next couple of weeks. 
     If you are interested, please complete the survey that Jackie is putting in the chat: 
      https://www.surveymonkey.com/r/CDFI_Interest_Survey  

c.  REED, Research Evaluation Evidence and Data Committee - Camila Moreno 
VISTA Project requires that I recruit volunteers, and part of the way I'm satisfying that 
requirement is by disseminating this survey for a we're calling it a data toolkit or a data 
literacy toolkit. The purpose of the project is to highlight data literacy gaps throughout the 
organization and members, in order to, increase capacity not only for Fahe, but for 
Members and supporting the Members in their own their own data wrangling endeavors 
or if data comes up and you are trying to support a certain project with data. This project 
goal in general is to create a starting point make people more comfortable with asking 
questions and finding the data too. There is a survey that is in the packet. I can also put it 
in the chat. If you don't feel like it really pertains to you, that's okay but if you feel like it 
does, I highly encourage you to participate, it will be really helpful to the development of 
the project in order to for the for it to be tailored to your specific needs. 
Survey from chat: https://www.surveymonkey.com/r/GYVRSSQ  
d. Lending – Community Lending and JustChoice Lending 
e. Partners for Rural Transformation (Jose Quinonez) 

New Opportunity with Forbes for bringing attention to Partners for Rural Transformation 
and the issues we care about, here are the first two articles! 

https://www.forbes.com/sites/forbeseq/2022/02/11/the-future-of-e-commerce-is-word-
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ofmouth/?sh=2c8be2393d49  
https://www.forbes.com/sites/forbeseq/2022/02/08/faith-and-fate-prove-prosperous-in-
the-mississippidelta/?sh=483140752892 
 

CONTINUED TO VOTING ON PROSPECTIVE MEMBER FROM EARLIER: 
Mary Ellen made a motion to recommend CAANEAL to the Board of Directors, for Membership 
Aron seconded;  
 
On advice of Fahe’s legal rep., previously, you must need to be on camera to vote. Twanda was 
not on camera.   
 
Unanimous approval, without Twanda 
 
 
Upcoming Events 
 

• March 10 –     Leadership Training (Advocacy Team) - Federal Appropriations Process 
• April 20-21-    Fahe Spring Retreat, Boone Tavern Event Center, Berea 
• May 25-27 -   AL Affordable Housing Assn. Conference, Sandestin, FL 
• June 9 (Thu.) – AL Caucus Meeting – location TBD 
• Sept. 20-21-22 Fahe Annual Meeting – MeadowView Conf. Center, Kingsport, TN 
• Nov. 3 (Thu.) – AL Caucus Meeting – location TBD 

                                                
 
Sign up for Fahe’s Member Newsletter here: www.fahemembers.com/signup 
Sign up for Fahe’s Blog here: www.fahe.org/signup  
AL Member Page: https://www.fahemembers.com/state-caucuses/alabama-caucus-information/  
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Workforce, Jobs & Economic Development:  
Revitalizing Distressed Rural Communities though Economic Stabilization 

 
In much of Appalachia, as in much of the United States, decades of industry 
closing, farm consolidation, and abandonment of small businesses has left our 
economies ragged. The pandemic has only accelerated this economic slide, 
and exacerbated the differences between our communities, as did the Great 
Recession before it. This furthers divisions between our people, and between our 
cities and countryside. We want to diversify our economy. We want to innovate 
so that for these communities, there is an economic future. To rebuild our 
prosperity we propose a ten-year stabilization investment, the goal is for the 
local economy to reverse its slide and begin self-sustaining. The increased 
investment would then attract related business (restaurants, marketing firms, 
trades, lawyers and accountants, tourism) so that people from that area would 
not have to leave their loved ones to make an honest, modest living with which 
they can support a family. 
 
As Fahe Members, and local experts in housing and community & economic 
development, we know too well the unique challenges of working in one of the 
country’s largest persistent poverty areas. High unemployment, low median 
incomes, high rates of addiction, and poor housing quality all conspire to make 
it difficult for our communities to retain young people – which only furthers the 
economic slide we work against. In some of our smallest, most rural communities, 
these forces are stronger – and less governmental and private investment is 
made to combat them. In recognition of that, we call for the creation of an 
economic stabilization program targeted specifically at the rural places facing 
the most economic distress in this country. The scale of the investment should 
compensate for the decades of disinvestment and underinvestment these 
places have seen, and allow them to arrest their economic slide and move the 
needle in the other direction.  
 
Locating “economically distressed” rural communities  
 
Targeting this economic stabilization investment to the communities that most need it 
requires a comprehensive look at economic health metrics. For instance, examining the 
unemployment rate, or poverty rate, alone will not identify places experiencing 
widespread economic decline. We have developed a series of metrics that allow for 
the identification of places in the most need of this kind of investment.  
 
The first set of metrics is a nation-wide extrapolation of an existing metric, used by the 
Appalachian Regional Commission (ARC) to determine the economic health of 
counties within the Appalachian region. This model measures a county’s three-year 
average unemployment rate, poverty rate, and per capita market income. It then 
classifies counties, in comparison to one another, into five groups: (from worst to best) 
“distressed”, “at-risk”, “transitional”, “competitive”, and “attainment”. Extrapolating this 
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metric across the country allows us to identify “distressed” and “at-risk” counties – i.e. 
those in the lowest 10% and 25% of counties, respectively.  
 

 
 
But even this comprehensive look at economic distress has failings when used alone, as 
we know from our experience with it in Appalachia. Firstly, because the bulk of all 
counties are considered “transitional”, it fails to highlight places with acute industry-
specific closures that have ramifications across the local economy. And secondly, it 
treats counties the same no matter if they are deeply rural or the urban center of a 
Metropolitan Statistical Area.  
 
To address the first failing, we have developed a metric for measuring that industry-
specific stress, which we have named the Pulaski Model, after Pulaski Co., VA that has 
seen these kinds of shocks. This model attempts to measure communities that have 
suffered industry-specific losses (such as manufacture, forestry, retail, etc.). The hope is 
that by measuring losses in specific industries, it allows us a more granular look at a 
community beyond the generic unemployment measure. For instance, if a community 
shows overall employment growth since the 2008 Recession, but a precipitous decline in 
manufacture or transportation/warehousing, it indicates the loss of a major employer or 
series of employers in that community. Using data from the Bureau of Labor Statistics 
(BLS) and Bureau of Economic Analysis (BEA), we have identified that 709 counties 
across the United States (22% of all counties) experienced a more than 50% loss of jobs 
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in a specific industry over the last ten years. We include these counties, when they 
overlap with the next metric, as eligible counties for our proposed investment.  
 

 
 
To address the second failing of the ARC model, we have placed a simple check into 
the system that requires an eligible county to contain a rural census tract. This allows for 
a total of 2,569 counties (or 82.5% of all counties nation-wide) to qualify if they meet 
other metrics of distress, and excludes counties with no rural tracts. While we recognize 
the deeply ingrained economic challenges and needs in urban areas, we also 
recognize that they are of a different type than what we are designing this program to 
solve. Wide gaps in incomes, housing cost burdens, and access to services are issues 
which we must face as a nation – but cities do not share the widespread economic 
collapse of the rural places we are trying to address with this investment. Furthermore, 
the communities excluded by our rural metric already have access to entitlement 
funding via housing and community development block grant programs. Just as we 
call for a new economic stabilization investment to redress the disinvestment in our rural 
communities, we call for the expansion of those existing urban-focused block grant 
programs to redress decades of cuts and underinvestment in those programs, places, 
and people.  
 
Taking these three metrics together – rurality, the ARC Model, and the Pulaski Model – 
identifies 873 counties (28% of all counties) that are eligible for our proposed investment. 
As you will see from the map of those places on the next page, while there are 
concentrations of eligible communities in persistent poverty areas like Appalachia and 
the Mississippi Delta, the geographic distribution of these communities is widespread 
with at least one eligible county in 46 states.  
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Designing an Economic Stabilization Program 
 
The creation or expansion of job opportunities either directly or through wage-subsidy 
allows a community to develop its workforce, or else meet the existing workforce where 
it is. Communities will have different needs, and so the tools made available can build 
up local leaders’ capacity will need to be different. Designing this program as flexibly as 
possible will make it possible that, when the sun sets on this investment, our country is 
stabilized. We want communities to face this new day with confidence for their children 
who may choose not to leave their family and home. We believe a wealthy powerful 
country should try to do this for its people.  
 
Goals  

• Invest at scale in communities via flexible ten-year “block grant” investment 
through: job availability and/or workforce development, supportive services, 
business development, infrastructure, etc. 

• At the same time, meet community needs as determined by the communities in 
things like education, housing, economic engines, broadband, health, healthy 
land and water systems, other infrastructure.  
 

Who can apply 
• Consortia of local governments, nonprofits, and business communities together, 

from: 
o Communities identified by the metrics discussed above: 

 Rurality, and 
 “Distressed” or “At-Risk” in the combined measurement of 

unemployment, poverty, and per capita market income, or 
 Experiencing a 50%+ loss of jobs in a specific local industry in the 

preceding ten years.  
Allowable uses (non-exhaustive examples) 

• Wage Subsidy:  
o Wage subsidy to existing employers in a transition state to a hope that 

they can be more self-sufficient if the economy is stabilized (another 
reason why scale is important in these economic stabilization programs).   

• Employment: 
o Job creation, in whatever industry/area their locality was in need of: 

broadband, health care, education, housing, tourism, retail, industry, 
water/utilities, reclamation, childcare,  

o Business/social enterprise creation, 
o Workforce development, e.g.: supportive employment, job training. 
o Employment is also supported in the following community development  

• Supportive services: 
o Creation of new services, e.g.: support childcare and/or create 

affordable childcare services, same for adult/disabled/adult populations, 
or 

15



Page 6 of 6 
 

o Coordination/expansion of existing services, e.g.: supply income for 
existing intra-family caregiver relationships, negate benefits cliff for people 
re-entering the workforce. 

• Housing: 
o Development/construction/repair of affordable and/or workforce housing 

on a large scale to develop jobs and boost local economy, on the model 
of previous BPPC proposal “Rebuilding our Prosperity: Jobs through Home 
Repair”.  

• Business development: 
o Entrepreneurialism, e.g.: expand availability of training and finance for 

new small businesses, assistance with regulatory barriers to expansion and 
hiring, or 

o Traditional economic development, e.g.: real estate development, 
business retention and expansion. 

• Infrastructure: 
o Construction and expansion, e.g.: broadband deployment, public 

transportation, freight delivery, or 
o Repair or improvement, e.g.: sewage/waste water, bridges, disaster 

resilience. 
 
Key supports 

• E.g.: Community-driven federal investment, technical assistance for program 
development (for local govt., and non-profits), including planning and 
administrative grants, liaison staff at federal agencies (HUD, USDA, Treasury, 
Transportation, etc.). 

 
Determining Scale 
 
Our local expertise, combined with estimating costs for such eligible uses as childcare 
provision, wage-subsidies, housing construction, and traditional economic 
development work indicates that an investment of $10 million a year, over ten years, 
would yield the best opportunity for success in the smallest communities we serve. At 
that base level of $100 million over ten years for every eligible county, the total 
proposed cost of the economic stabilization investment would be $89.6 billion dollars 
over ten years.  
 
Most existing block grants with entitlements to urban areas are pro-rated above a base 
level, based on population. We leave the implementation of this metric to lawmakers, 
but call for the base level per-community to be $10 million a year.  
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Workforce, Jobs & Economic Development: 
Removing State and Local Barriers to Critical Job Creation 

 
Unemployment and underemployment have disproportionately impacted 
Appalachia for decades. As the rest of the nation currently experiences an 
acute labor shortage due to the economic effects of the pandemic, the 
inability to find qualified workers has long been a common problem in our 
communities as our economies have faltered, drug epidemics have raged, and 
as our young people move out to seek their futures elsewhere. For us, the current 
labor shortage is only the most recent chapter in our struggle to grow our 
economies.  
 
Critical sectors of our economies are often the most difficult jobs to fill in our 
communities – trades and construction, and in fact industries in need of skilled 
labor of all kinds, often struggle to find qualified candidates to hire. Fahe 
Members directly experience this through our work building decent, safe 
housing that our neighbors can afford. We also know it from other critical sectors 
in our communities – nursing and healthcare workforce shortages, and utility 
workforce shortages are real and worsening.  
 
Even as employers increase compensation offers in the midst of this labor 
crunch, qualified applicants are not appearing in the needed volume. This 
illustrates the external factors exacerbating the issue, many of which are 
located on the state and local level. These state and local issues include the 
way businesses are willing to hire, the way professions control new workers 
entering the field, the ways government and the financial services sector make 
business creation and workforce expansion harder, and the way that race and 
gender disparities are perpetuated. In order to quickly and effectively address 
the current labor issues, and to ensure a functioning labor market and economy 
for the future, these state and local barriers must be eased.  
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Individual barriers to entry.  
 
High licensing fees and long study periods are often cited barriers. A 
tradesperson may need four to six years of work experience to become a 
licensed journeyman, and an additional two years to become a certified 
master. At the national level, experts predict that licensing costs the US 
economy 1.8 and 1.9 million jobs across all sectors. Professional licensing is done 
at the state level, but in some states, local jurisdictions may require additional 
registration, tacking on even more expenses. 

• Policy proposals could include waiving the occupational licensing fee for 
low-income contractors, and standardizing (lessening) the length of time 
people must study to become licensed. 

• Furthermore, to relieve the economic hardship of long-term training, 
apprenticeship programs could ensure that trainees were paid well, and 
granting bodies could make this possible by increasing the flexibility of 
their regulations.  

 
CASE STUDY (Licensing fees): Waivers for licensing fees for 
targeted populations have recently begun to be enacted at 
the state level, particularly to benefit military spouses and 
low-income individuals. Currently, 22 states have some form 
of fee waiver for military families that are relocated in 
connection with the active duty family member’s 
employment. While many of these programs are new and 
have not yet produced measurable results, several best 
practices are emerging, including: dedicated state websites 
and outreach for the waiver program, a simple application 
process, and licensing board/state staff dedicated to liaison 
activities. Outside of the military, waiver programs for low-
income residents are also being created, including by West 
Virginia in 2020. 
 
CASE STUDY (Length of training): As the country faces a 
shrinking population of master tradesmen and women as a 
result of demographic and economic pressures, the need to 
replace these lost skilled workers with younger individuals 
rises. Unfortunately, the length of training from Apprentice to 
Master Tradesman is often nearly a decade, making it 
difficult for young people to sustain themselves and their 
families on these lower salaries. Proposals to shorten these 
training pipelines have begun to surface in Europe, but no 
studies to date have measured the impact of these 
proposed reforms.  
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Barriers to women and people of color in the trades.  
 
Women make up 4% of workers in construction-related fields. Black workers are 
also underrepresented. Rates of apprenticeship completion are lower among 
women and people of color, relative to white men. Stigma, harassment, 
discrimination, and isolation in the workplace create retention issues for women 
and people of color who do enter the field.  

• A number of interventions could address these challenges, including 
targeted pre-apprenticeship programs for women and/or people of color, 
formalized mentorship programs, supports to address caregiver 
responsibilities, and increased anti-discrimination and anti-harassment 
regulation.  

 
CASE STUDY: While there are many studies and reports 
which cite barriers to women entering the trades, few 
have measurable results to report from policy changes. 
The closest available information is around instituting 
childcare-friendly policies in the workplace, and their 
return on investment for private employers.  

 
 
Barriers to business creation – bonding, liability insurance.  
 
Barriers to business development include surety bond requirements, which are 
especially used on government contracts. Some small business owners face 
issues with poor credit, financial status, cash availability, and a lack of 
information about the bonding process. Sizable premiums or large blanket 
insurance policy requirements may also pose a barrier to entry for small business 
owners.  

• Small business owners have suggested allowing letters of credit in the 
place of bonds, lower bonding requirements, credit repair programs, and 
better and more centralized resources, information, and training. Other 
policy solutions could focus on government assistance for purchasing 
bonds and/or liability insurance policies.  

 
CASE STUDY: Some private sector initiatives are testing the 
ground for work-arounds to the existing system. A partnership 
between a managing general underwriter company and a 
funds control/ escrow company has created a system which 
allows for “delivering surety bonds in addition to access to 
working capital for hard-to-qualify contractors that have 
poor credit or failed projects in addition to low working 
capital” (SBA/HUD Study). 
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Barriers to business creation and competition – non-competes.   
 
Non-competes may deter entrepreneurship or even entry. In almost half of 
construction workplaces, some portion of workers are subject to non-competes. 
If these contract clauses were removed, communities desperately in need of 
more electricians, carpenters, and plumbers, would not have to contend with 
this practice which slows the formation of new firms and limits the growth 
potential of individual tradespeople.  

• To remedy these issues, policy could create a more pro-market climate by 
allowing for increased competition, eliminating non-competes. 

 
CASE STUDY (Eliminate non-competes): Recent state-level 
legislative action has introduced a patchwork of new laws 
limiting or outlawing the use of non-competes. Some of these 
laws (e.x. Illinois) limit non-competes to employees making 
above a certain salary threshold ($75,000 in Illinois). Others, 
(e.x. Utah) mandate time limits on non-compete clauses (1 
year from separation in Utah). However, despite more than 
ten states legislating on the issue, the majority of these laws 
contain two central flaws: they either rely on individual cases 
to be tried on their own merits, or else lack enforcement. With 
these two flaws, the effect is that workers do not receive the 
intended protection, and are instead intimidated into 
compliance with these nominally illegal clauses.  

 
 
Justice-involvement barriers to entry.  
Some state statutes feature blanket prohibitions on letting people with a criminal 
record obtain an occupational license, regardless of whether the offense is 
relevant to the occupation or poses a safety risk. Licensing regulations may cite 
“good moral character” clauses as a means to deny applications with a 
criminal history, even people who have arrests without conviction or a drug 
offense on their record — nearly half of the federal prison population.  Licensing 
laws may also disallow veterans who received less than honorable discharges 
from being eligible for licensure, even if all other requirements are met and the 
reasons for the discharge are unlikely to influence job performance. 

• Policy could give discretion to licensing boards to make determinations on 
a case-by-case basis, or only allow denial when the offense or discharge 
was prompted by an event relevant to the occupation. 

• Working together with nonprofits, boards could create a pathway to 
licensing for people with these backgrounds if they complete a temporary 
placement through a program similar to Fahe’s Second Chance 
Employment program.  
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CASE STUDY (Licensing boards): Ten states have reformed 
their licensure laws since 2015, and are now ranked by the 
Institute for Justice (IJ) as among the leading states for best 
practices in safely reforming their ex-offender work re-entry 
laws. Simple reforms, such as disallowing Boards from using 
“good moral character” clauses to blanket-ban ex-
offenders, allow individual decisions to be made and allow 
ex-offenders to demonstrate evidence of rehabilitation. 
According to IJ tracking, North Carolina and Illinois, after 
reforming their licensure laws, have seen more than 8,000 ex-
offenders obtain licenses since 2018. Conversely, a 2016 study 
found that states with more burdensome licensing rules have 
higher recidivism rates among ex-offenders.  
 
CASE STUDY (Nonprofit partnership): Fahe's Transformational 
Employment program empowers businesses to hire 
individuals that are recovering from substance abuse 
disorders, by funding an 8-month program that places 
recovering individuals in internships with transformational 
employers. Fahe provides financial incentives for the 
employers to hire individuals in recovery by funding the 
training and salary of the internships. The program has placed 
38 interns with 22 employers across Eastern Kentucky, in 
industries like construction, health care, local government, 
and manufacturing. Currently, the program works directly 
with employers, but the program could be modified and 
replicated to include partnerships with licensing boards.  

 
 
Barriers to businesses taking on trainees. 
 
Businesses may be deterred from hiring apprentices due to regulations 
surrounding workers’ compensation insurance, required apprentices’ wages, 
high costs of tuition for related classroom-based training and journeymen-to-
apprentice ratios. Specific regulations include journeyperson-to-apprentice 
ratios, which limit how many apprentices can be hired, and liability insurance 
concerns, which may make employers reluctant to offer work-based learning 
opportunities to high school students, in fear of negligence lawsuits. 

• To increase employers’ ability and willingness to hire trainees, policy could 
set a standard 1:1 journeyperson-to-apprenticeship ratio and/or reduce 
the legal risk to sponsors who employ youths. 

• Employers who engage in apprenticeship creation, especially for 
disadvantaged populations, could have the financial drawbacks eased 
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by receiving a prioritized ranking on public bids, or a tax benefit from the 
state in which the program operates.  

 
CASE STUDY: Apprenticeship reforms in England in the 1990s 
included lowering the financial risk to employers, changing 
the model from time-in-grade to skills acquisition, and 
strengthening the requirements for employee-acquired skills. 
This push for a “Modern Apprenticeship” grew the annual 
apprenticeship starts from 65,000 people in 1996 to more than 
500,000 in 2012. Despite this, there are still significant barriers 
to employer adoption, and more reforms are currently 
proposed. Apprenticeship starts are actually down from an 
historic high in 2014, due to a combination of COVID-19 and 
another series of reforms passed in 2017 that required a larger 
share of cost be born by employers, demonstrating the strong 
inverse correlation between employer buy-in and employer 
cost.  

 
 
 
Industry-wide barriers.  
Regulations on industry as a whole can indirectly affect labor markets. For 
example, overly burdensome housing regulations constrict developers’ ability to 
build, therefore restricting job availability.  

• In the housing example, research indicates simple solutions such as 
expanding developers’ vested rights at time of contract may increase 
production by lessening risk, as well as lower the cost to the consumer. 

 
CASE STUDY: Frederick County is in Maryland, known as a 
“late vesting state”. Developers of properties are not 
protected from zoning and land-use changes until, 
according to settled state law, “footers are in the ground”. 
Whereas in neighboring Virginia, the same protections 
begin when a site plan is approved. This leads to long-term 
risk through crucial capital-gathering stages, and 
dampens development. In response, Frederick County 
developers and Board of County Commissioners have 
begun entering into Developers Rights and Responsibilities 
Agreements (DRRAs), which trade earlier vesting for public 
benefit conditions and benefits. This system seems to be 
working for both groups, relaxing the dampening effects, 
and accruing additional benefits to residents of the 
county in the process.  
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Creating Affordable and Dignified Housing  
 

 

The Challenge:  
Safe, secure and dignified housing opens opportunities for all Alabamians to 
achieve their American Dream. Unfortunately, our current housing market is 
leaving behind many of our most vulnerable neighbors and loved ones. 
 
Safe, Stable and Secure Housing Fosters Life Long Success for Our Children 

• A home isn’t just a place to live. Without a quality home, working 
Alabamans are at risk of health problems, including chronic disease, 
infections, injuries, poor mental health, and more, with children being 
impacted most severely.1 

• Over 45% of AL’s housing stock was built before 1980, which means that 
there are 841,501 occupied homes in AL that contain possible lead-based 
paint hazards. 89,255 of these houses are home to children under six, who 
are at greatest risk for lead exposure.2 

• In fact, 3.18% of AL’s children under six had blood lead levels above the 
CDC recommended level, which means that about 11,613 AL children are 
being exposed in their homes.3 

• 40% of asthma episodes are caused by preventable, unhealthy housing 
conditions.4 Improved housing quality can greatly reduce these incidents, 
especially among kids.  

• Investments in housing can improve outcomes for our future leaders. 
Children raised in unaffordable, cost-burdened or dilapidated homes are 
much more likely to perform poorly in the classroom, as well as have 
increased psychological stress.56 

 
Current Housing Stock Is Failing AL Veterans 

• Quality homes that our veterans can afford help our state honor its 
commitment to our servicemembers. Yet, 40,710 AL veterans live in homes 
with one or more major issues, including quality, overcrowding, or 
unaffordability.7  

• Affordability is one of the greatest housing problems veterans face, and 
currently 18% of AL veterans are paying too much for housing.8  

  

                                                      
1https://www.ncbi.nlm.nih.gov/pmc/articles/PMC1447157/#:~:text=Poor%20housing%20conditions%20are%20associated,i
mportant%20social%20determinant%20of%20health  
2 https://web.law.columbia.edu/sites/default/files/microsites/clinics/health-advocacy/alabama_cba.pdf  
3 https://web.law.columbia.edu/sites/default/files/microsites/clinics/health-advocacy/alabama_cba.pdf  
4 https://www.tn.gov/content/dam/tn/health/documents/healthy-places/healthy-
homes/asthma/TDH_purple_tabletop_asthma_unhealthy_homes.pdf  
5 https://housingmatters.urban.org/articles/how-housing-quality-affects-child-mental-
health#:~:text=Researchers%20have%20found%20that%20poor,ability%20to%20regulate%20family%20activities. 
6 https://docs.wixstatic.com/ugd/d97bc4_2ef0d963d0fa48e5b03f44e5993c036f.pdf  
7 https://veteransdata.info/states/2010000/ALABAMA.pdf  
8 https://veteransdata.info/states/2010000/ALABAMA.pdf  
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Creating Affordable and Dignified Housing  
 

 

Our Growing Elderly Population Must Be Able To Age With Dignity 
• AL has a growing senior population; in fact, it’s the only part of our 

population that is increasing in size.9 
• With 21% of our extremely low-income renters aged 65 and older, 

investing in senior housing allows our elderly neighbors to age safely in 
place—in their own homes and communities.10 

• It’s not just safety, but also affordability. AL home prices have increased 
more than 15% over the past year. Our older neighbors on fixed incomes 
are at risk of being priced out of the communities they’ve called home 
their entire lives.11  

• People living in unsafe housing conditions are forced to rely on expensive, 
emergency room care. One study found that nearly two-thirds of patients 
seeking emergency department treatment faced housing challenges. If 
we want our grandparents and elderly neighbors to be able to afford to 
live in the communities they call home, we must invest in safe housing that 
does not jeopardize the health of medically vulnerable seniors.12  

 

The Opportunity:  
Sustained economic development requires a solid workforce. And workers need 
affordable, quality housing.  
 

The Impact: 
 
Why Partner with Fahe AL: 
For over 40 years, the Alabama members of Fahe have delivered safe, quality 
housing; community services, job training and opportunity to our neighbors 
across the state.  
 
Between 2018-2021, we leveraged $150,305,253 in public and private funding to 
build or rehabilitate 3,333 units of housing for 8,812 of our neighbors and loved 
ones. With continued investments, we are confidents we can continue to deliver 
quality, affordable housing in the years to come.  
 

To Learn More or Discuss this Opportunity Further 
Contact Alabama’s Caucus Chair:  

                                                      
9 https://www.arc.gov/wp-content/uploads/2021/06/PRB_ARC_Chartbook_ACS_2015-2019_FINAL_2021-
06_R1.pdf#page=12   
10 https://nlihc.org/housing-needs-by-
state/alabama#:~:text=Across%20Alabama%2C%20there%20is%20a,of%20their%20income%20on%20housing.  
11 https://www.redfin.com/state/Alabama/housing-market  
12 https://bmcpublichealth.biomedcentral.com/articles/10.1186/s12889-020-09224-0 
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Creating Affordable and Dignified Housing  
 

 

Tim Thrasher, 1909 Central Parkway SW Decatur, AL 35601; 
tim.thrasher@capna.org; 256-260-3127  

 

Fahe is a consortium of nonprofit housing experts, including 5 groups serving 
Appalachian Alabama. 
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Investments in Workforce Housing are Investments in Our 
Economy 

 

 

Our Challenge:  
Alabama’s long-term economic success and stability relies on a robust 
workforce. Maintaining a robust workforce that can meet the labor demands of 
local businesses and fuel economic growth likewise requires housing that 
workers can afford to buy, or rent. 
 
Workforce Housing is Essential for Economic Growth 

• Retail follows rooftops. Access to workforce housing that families can 
afford has a direct impact on business sector growth, yet Alabama 
currently has a shortage of 76,023 rental homes for extremely low-income 
workers.12 If we want to boost economic development, we have to invest 
in workforce housing production. 

• Slowed business growth isn’t the only consequence of cost-burdened 
housing.3 Spending is also reduced across all industries when housing costs 
more than 30% of income, crippling economic growth for the 27.79% of 
Alabama households that are cost-burdened.4 

• AL renters are being priced out of the market. Almost 50% of AL renters are 
already cost-burdened, drastically reducing their ability to participate in 
the economy.5 This problem is only getting worse, as AL rent prices have 
risen 13% in the last year alone.6 

• As housing prices have risen in AL, the number of homes for sale has fallen 
by 19.5% over the past year.7 The number of homes sold fell by 7.1%, and 
then number of newly-listed homes fell by 2.1%.8 AL businesses need more 
financially-accessible housing stock for employees in order to to retain 
workers. An investment by the state government in our housing market is 
essential for our state’s economic development.  

• AL needs more housing to attract workers, particularly in the skilled trades. 
According to the Alabama Construction Recruitment Institute, for every 
person that becomes a trade worker, three or four retire from the 
industry.9 Additionally, a recent survey found that 73% of AL Construction 

                                                      
1 https://nlihc.org/housing-needs-by-
state/alabama#:~:text=Across%20Alabama%2C%20there%20is%20a,of%20their%20income%20on%20housing.  
2https://www.researchgate.net/publication/350708616_A_Regional_Analysis_of_the_Relationship_Between_Housing_Affo
rdability_and_Business_Growth  
3 https://www.wvgazettemail.com/dailymailwv/daily_mail_features/more-appalachians-getting-squeezed-out-of-
affordable-housing/article_c59d0722-272f-541c-8400-c45e4536b9cd.html 
4 https://www.winmeasures.org/statistics/winmeasures/alabama/housing  
5 https://abc3340.com/news/local/rent-prices-skyrocket-nearly-50-of-alabamians-considered-housing-cost-
burdened#:~:text=In%20Alabama%20the%20data%20firm,to%20pay%20other%20household%20necessities.  
6 https://www.wtvy.com/2022/03/01/why-rent-prices-are-so-high-what-can-be-done-about-
it/#:~:text=%E2%80%9CWhat%20we%20found%20when%20we,%2Dburdened%2C%E2%80%9D%20he%20explained.  
7 https://www.redfin.com/state/Alabama/housing-market  
8 https://www.redfin.com/state/Alabama/housing-market  
9 https://www.ra-lin.com/if-there-is-not-already-a-construction-trade-worker-shortage-its-coming-to-alabama/  

26

https://nlihc.org/housing-needs-by-state/alabama#:%7E:text=Across%20Alabama%2C%20there%20is%20a,of%20their%20income%20on%20housing
https://nlihc.org/housing-needs-by-state/alabama#:%7E:text=Across%20Alabama%2C%20there%20is%20a,of%20their%20income%20on%20housing
https://www.researchgate.net/publication/350708616_A_Regional_Analysis_of_the_Relationship_Between_Housing_Affordability_and_Business_Growth
https://www.researchgate.net/publication/350708616_A_Regional_Analysis_of_the_Relationship_Between_Housing_Affordability_and_Business_Growth
https://www.wvgazettemail.com/dailymailwv/daily_mail_features/more-appalachians-getting-squeezed-out-of-affordable-housing/article_c59d0722-272f-541c-8400-c45e4536b9cd.html
https://www.wvgazettemail.com/dailymailwv/daily_mail_features/more-appalachians-getting-squeezed-out-of-affordable-housing/article_c59d0722-272f-541c-8400-c45e4536b9cd.html
https://www.winmeasures.org/statistics/winmeasures/alabama/housing
https://abc3340.com/news/local/rent-prices-skyrocket-nearly-50-of-alabamians-considered-housing-cost-burdened#:%7E:text=In%20Alabama%20the%20data%20firm,to%20pay%20other%20household%20necessities
https://abc3340.com/news/local/rent-prices-skyrocket-nearly-50-of-alabamians-considered-housing-cost-burdened#:%7E:text=In%20Alabama%20the%20data%20firm,to%20pay%20other%20household%20necessities
https://www.wtvy.com/2022/03/01/why-rent-prices-are-so-high-what-can-be-done-about-it/#:%7E:text=%E2%80%9CWhat%20we%20found%20when%20we,%2Dburdened%2C%E2%80%9D%20he%20explained
https://www.wtvy.com/2022/03/01/why-rent-prices-are-so-high-what-can-be-done-about-it/#:%7E:text=%E2%80%9CWhat%20we%20found%20when%20we,%2Dburdened%2C%E2%80%9D%20he%20explained
https://www.redfin.com/state/Alabama/housing-market
https://www.redfin.com/state/Alabama/housing-market
https://www.ra-lin.com/if-there-is-not-already-a-construction-trade-worker-shortage-its-coming-to-alabama/


Investments in Workforce Housing are Investments in Our 
Economy 

 

 

firms are having a hard time filling some, or all, of their salaried and hourly 
craft positions.10  

 
The Opportunity:  
Sustained economic development requires a solid workforce, and those workers 
need quality homes that they can afford.  
 

The Impact: 
 

• Arlington County, VA, found that building 100 affordable rental homes 
generated $11.7 million in local income, $2.2 million in tax revenue, and 
161 jobs in the first year alone.11  By making similar investments in AL’s 
housing stock, our state can replicate these same economic benefits for 
own our communities. 

 
Why Partner with Fahe AL: 
For over 40 years, the Alabama members of Fahe have delivered safe, quality 
housing, community services, job training and opportunity to our neighbors 
across the state.  
 
Between 2018-2021, we leveraged $150,305,253 in public and private funding to 
build or rehabilitate 3,333 units of housing for 8,812 of our neighbors and loved 
ones. With continued investments, we are confidents we can continue to deliver 
quality, affordable housing in the years to come.  

 

To Learn More or Discuss this Opportunity Further 
Contact Alabama’s Caucus Chair:  

Tim Thrasher, 1909 Central Parkway SW Decatur, AL 35601; tim.thrasher@capna.org; 256-
260-3127  

 
Fahe is a consortium of nonprofit housing experts, including 5 groups serving Appalachian 
Alabama. 
 

                                                      
10 https://www.al.com/business/2019/08/alabama-contractors-having-trouble-filling-skilled-positions.html  
11 https://www.arlingtonchamber.org/blog/five-ways-housing-affordability-affects-local-businesses  
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Investments in Workforce Housing are Investments in Our 
Economy 
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Fahe State Caucus - Relationship Mapping 
What is this form? Successful advocacy campaigns rely on strong relationships with decision makers, 
influential allies and key partners. This form will help our caucus identify where we hold strong 
relationships, and where we need to build bridges as we work to make housing a reality for all.  

Who is this form for? This form is best used with the individuals in your organization’s network who are 
positioned to do introductions and/or request meetings. Typically, this includes senior staff, board 
members or big private supporters.  

However, you never know who knows who. So, a much lighter version of this (via discussion) may be 
worth doing with your full staff and volunteers.  

How to use this form? Take 5-10 minutes at the start of a meeting and either ask folks to brainstorm as 
a group, or sit quietly and make some notes with the understanding that you’ll follow up individually 
about next steps.  

Please return completed form to: 

Maggie Riden, mriden@fahe.org  

 

Name: 

Organization: 

Date:   

Why we’re mapping: 

Fahe Caucus is relationship mapping to identify potential partners and champions who will help us 
secure a one time $100 million investment to secure land that we can develop for workforce housing over 
the next 36 months. You’ve been identified as someone who may have some valuable connections that 
could help us make this ask of our elected officials. Please take 10-15 mins to think about who you know, 
jot down their name and affiliation, and we’ll be sure to follow up! 

Influential Allies –  

Local Government Leaders: 

Faith based leaders: 

Partner Organizations/Institutions/Local or State Level Coalitions:  

Decision Makers -  

 Local Elected Officials (mayor, city administrator etc):  

 State Elected Officials (state house and senate elected officials or their staff): 

 Appointed Agency Heads or members of the Governors Cabinet:  
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 Congressional (House or Senate) Representatives 

Unusual Suspects- 

 Political or nonprofit donors (individual donors and foundations):  

 Businesses with an interest in workforce housing (new or existing businesses): 

 Journalists and Media Personalities:  

 Local relators, others who can speak to the need for affordable housing?:  
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secure a one time $100 million investment to secure land that we can develop for workforce housing over 
the next 36 months. You’ve been identified as someone who may have some valuable connections that 
could help us make this ask of our elected officials. Please take 10-15 mins to think about who you know, 
jot down their name and affiliation, and we’ll be sure to follow up! 

Influential Allies –  

Local Government Leaders: 

Faith based leaders: 

Partner Organizations/Institutions/Local or State Level Coalitions:  

Decision Makers -  
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 Appointed Agency Heads or members of the Governors Cabinet:  
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 Congressional (House or Senate) Representatives 

Unusual Suspects- 

 Political or nonprofit donors (individual donors and foundations):  

 Businesses with an interest in workforce housing (new or existing businesses): 

 Journalists and Media Personalities:  

 Local relators, others who can speak to the need for affordable housing?:  

 

32



1 

 5/23/2022 

Fahe Workforce Strategy Paper 
 
Building the American Dream in Appalachia requires investments in education, quality 
infrastructure, and employment opportunity. The American Rescue Plan Act (ARPA) makes 
available $1.8 billion to improving physical infrastructure – broadband, housing, and 
water/wastewater, and major rehab or new construction of “anchor” facilities including 
educational institutions, libraries, and hospitals.  
 
However, the severe shortage of skilled construction trades workers – over 30,000 job 
openings1 – constrains implementation and impedes poverty-reversing investments. Until we 
address construction workforce crisis, we cannot harness this opportunity for investment to 
ensure inclusion of oft-overlooked places, like Appalachia.  To address this need, Fahe 
proposes a workforce strategy to address the construction workforce crisis.   
 
As a prime example construction in the housing industry has lagged demand in the years since 
the Great Recession. According to Business Insider with single-family housing starts in particular 
decline in the last decade despite a continuously growing population.  The following chart 
highlights housing starts for single-family and multi-family units in the United States at seasonally 
adjusted annual rates.  Unlike multi-family units, starts for single-family units have not returned 
to their pre-2007 highs.   

 
Our communities face two related and connected problems.  On the one hand, far too many 
people who want to live and work here are unemployed or underemployed.  On the other 
hand, many employers, like Fahe and our construction partners, have skilled labor positions 
that remain unfilled, which prevents us from creating the living conditions so crucial to bringing 
hope and opportunities embedded in the notion of the American Dream to Appalachia.   
 
A significant investment in workforce development for the construction industry is necessary to 
reverse this market inefficiency.  There are many existing programs designed to support the 
individual seeking employment through trainings and support services to build workforce 
                                             
1 Compiled using current ESRI/EMSI data from each state 

33



2 

 5/23/2022 

readiness such as WIOA.  However, these individuals most often come with additional 
challenges such as lack of housing, transportation, child care, and legal challenges to name a 
few for which employers are not currently prepared to address.  
 
A response is needed to address obstacles and concerns of employers.  Through joint 
outreach to the construction industry partners in our service area, we will identify and begin 
engaging key employers with the potential to build the workforce, and connect them to 
employment.  Many workforce programs focus primarily on individual being trained.  In our 
approach we will emphasize   the needs of the employer to drive employment as the primary 
outcome.  With “employer needs first” sensitivity, our approach will also capitalize on our 
extensive knowledge of the construction industry, and utilize our knowledge of capital flows to 
bring new opportunities contractors.  We will build out a response that addresses the 
challenges faced by workers while illustrating to the employers how their bottom line will 
benefit.   
 
Fahe is uniquely positioned to leverage our strengths for this work. We maintain a close 
connection with construction industry employers as well as regional workforce development 
boards, community action agencies, and other entities providing workforce support. We also 
work in tandem with community and technical colleges that are (or can) provide certificates 
or degree-level education programs. We can provide the opportunity for on-the-job training 
to prepare skilled trades workers for private sector employment, and can assist successful 
trainees in connecting with labor groups to further deepen connectivity with permanent 
employers. 
 
Currently, in Appalachia there are 30,000 skilled job openings, which illustrates a clear need to 
better connect employers with prospective workers.  If a well-aligned sectoral partnership 
moved potential workers into just 25% of skilled trades openings, 7,500 Appalachian workers 
would be readily employed; increase to 50%, and the region’s employers would put over 
15,000 trainees to work. 
 
The impact? At just 25% placement, the 7,500 jobs would generate $289 million in direct wages 
and create 3,688 additional indirect and induced jobs. Direct jobs would generate $28 million 
annually in state and local taxes. Direct, indirect, and induced jobs cumulatively would 
generate $43.2 million in state and local taxes that in turn support and strengthen the region’s 
schools, educational institutions, libraries, health departments, and other critical services. 
 
We are confident that a lasting solution to these problems can be achieved through 
thoughtful collaboration and a shared understanding of how employers can support the 
holistic needs of their workforce.   
 
Fahe’s decades-long history of leadership and convening multi-sector stakeholders from 
across the region uniquely positions us to address the shared workforce challenges and 
advance prosperity. Together, we invest more than $500M into our communities a year, 
serving more than 90,000 people annually.  Fahe is poised to make a substantial improvement 
in the region through a shared commitment to workforce development.  With that 
commitment we can build high-functioning communities with economic opportunities, 
creating thriving communities where all Appalachians can pursue the American Dream.  
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Fahe Updates Memo  
 

Quarterly Reporting: 
Member reporting for the 3rd quarter, QE 3-31-22, results show overall 77% of the Members 
reporting.   
 

FY22 Q3 percentages are: 
AL=60%; 
KY=87%; 
TN=75%; 

VA=100%; 
WV=67%. 

 
Of Note: Starting with QE 12-31-21, additional federal data requirements from NWA for 
housing counseling went into effect.   
 
 
 
 
Fahe Annual Awards – Nominations due to Vonda Poynter by July 15th: 

Fahe Award for Excellence - If warranted, more than one award can be given, and if not 
warranted, no awards are required. Awarded for: 

• Innovation – either in a new service/product, approach to solving a challenge, 
implementation of a new program, a creative way of marketing the 
organization/programs, or overall excellence! 

• Impact – actions, or services that move the needle on our mission of eliminating 
poverty in Appalachia 

• New Services/Programs that have potential for significant, long-lasting and 
increasing impact  

• NEW: Outstanding performance/program/efforts in the face of    COVID-19 

      Previous Winners: 
• 2021 – KCEOC for COVID Response, SERCAP for COVID Response 
• 2021 - Kentucky River Foothills Dev. Council for Innovation-Kit Carson Commons 
• 2020 - Housing Development Alliance for Hope Building 
• 2019 - Hope, Inc. for Open Door Café 
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Fahe Award for Leadership 
Awarded to someone at any level of their organization, and could be awarded each year 
to both seasoned and emerging leaders based on the following: 

• Exceptionally effective and cooperative at cross-Member partnering 
• Emerging leaders stepping in or stepping up to make a powerful impact  
• Leaders creating a legacy by their dedication to the mission   
• Extraordinary leadership resulting in the accomplishment of significant goals 
• Inspirational progress in overcoming obstacles 
• Making a personal investment in local communities 
• Providing inspiration as a role model to encourage others 
• New: Exemplary effort during the COVID-19 crisis on behalf of their community or 

their staff 

Previous Winners 
• 2021 - Leadership: Cassie Hudson, Partnership Housing 
• 2021 – Leadership/Emerging Leader: Sabrina Seamon, Clinch-Powell RC&D 
• 2020 - Leadership: Wilma Kelley, Beattyville Housing and Development, Corp. 
• 2019 - Leadership: Lindy Turner, Clinch-Powell RC&D 
• 2019 - Leadership/Emerging Leader: Sarah Bates, Creative Compassion, Inc. 

  
Art Collings Award for Advocacy 
Awarded to a Fahe Member for greatest advocacy on a state-regional-national basis. This 
award is named in honor of Art Collings whose unmatched dedication to improving housing 
conditions for low- income rural Americans is an example for us all to follow. 

Previous Winners: 
• 2021 – Cassie Hudson 
• 2020 - Hope Cupit 
• 2019 - Seth Long 
• 2018 - Karen Jacobson 
• 2017 - Blake Enlow 
• 2016 - Janaka Casper 
• 2015 - Dave Clark & Evan Zuverink 
• 2014 - Scott McReynolds 
• 2013 - Tom Manning-Beavin   

 
Dwayne Yost Friend of Fahe Award 
Awarded to a non-member, in recognition of outstanding contribution to Fahe and the 
membership. This award is named in honor of Dwayne Yost, Founding Father of Fahe and 
champion of affordable housing. 

Previous Winners: 
•    2021 – Ralph Perrey  
•  2020 - Adrian Dominican Sisters – Accepted by Sister Corinne Florek, OP 
•    2019 - USDA-Rural Development – Accepted by Bruce Lammers & Cathy Glover 
•  2018 - Senator Shelley Moore Capito, US Senator from West Virginia 
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•    2017 - Moises Loza 
•  2016 - Lisa Mensah 
•    2015 - Ben Poage 
•    2014 - Congressman Hal Rogers, serving Kentucky’s Fifth District 
•    2013 - David Dangler, NeighborWorks America Rural Initiatives 

 
Voice of the Region 
Awarded by the Fahe Communications Team to Members that have shared their story and 
collaborated with Fahe to represent the strength and efficacy of our Network to a national 
audience in pursuit of impactful change in Appalachia. 

Previous Winners: 
• 2021 – Karen Jacobson, Randolph Co. Housing Authority 
• 2020 – Mary Ellen Judah, Neighborhood Concepts, Inc. 
• 2019 – John David, Southern Appalachian Labor School (SALS) 

 
Fahe Hall of Fame - Honors Members or Partners who are retiring after many years of 
outstanding service to their community and, or the Fahe Network.  

• The nominee must have retired in the past year or planning to retire before next year’s 
Annual Meeting (September, 2023)  

• The nominee must have outstanding career performance in the areas of housing 
programs, services, development, or finance. 

 
2021 Inductees: Rob Goldsmith, People, Inc.; John Niederman, Pathfinder Services 
Inaugural Class: Dwayne Yost, Dave Lollis, Lynn Luallen, Tom Carew, Jack Rivel 
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