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Source: City of Dothan

Despite its population growth since 2000, the number of households in Dothan, Alabama has declined due to an inadequate
supply of housing considered affordable to many residents and workers within the City, particularly in those areas of the City
where there are concentrations of lower income households1. Low wages typically correlate to cost burdened households and
unfortunately, data would suggest that in Dothan, lower income households may be experiencing this dilemma. Previous
studies suggest that more than one third of existing Dothan renters and approximately 10% of existing Dothan homeowners
are paying more than 30% of monthly household income for living expenses. As an increasing number of major employers
move into this growing city and service area, the necessity for adequate, quality and affordable housing has been pushed to
its limits. Simply put, the supply and demand equilibrium are growing out of balance, with demand constantly outweighing
supply. Further complicating the lack of available affordable housing is the perceived number of housing units that are vacant
or in deteriorating condition, creating a safety and habitability risk to tenants or homeowners. To gain a definitive comprehension
of the extent of the housing gap, the City of Dothan and the Dothan Housing Authority commissioned the APD Urban
Planning and Management, LLC (APD-U) team to ascertain the affordable housing situation and formulate the necessary
implementable action strategies and initiatives to address these gaps in a manner that is transparent and acceptable to the
citizens of Dothan. The APD-U Team also includes RKG Associates, Inc. (RKG).
Over a nine (9) month period, the APD-U Team deployed an implementation focused, multi-phased process – Overview,
Analysis, and Implementation. The Overview provided the background, research and overall approach to the Strategic
Affordable Housing Implementation Plan. The Analysis section captured the market, data and parcel analysis, along with
housing organization assessments. The process culminated in identification and analysis of market challenges and ultimately
led to the Implementation section, translating the analysis into a set of recommendations that can be implemented by the
City, the Housing Authority and its partners (Community Champions) to position Dothan as the regional leader for providing
quality, affordable housing for all its citizens.

1 RKG Associates, LLC., Dothan Residential Market Analysis, 2017.

6

City of Dothan Strategic Affordable Housing Implementation Plan

As the Overview process commenced, it became evident that unmet need was far greater than just the lack of supply or the
deteriorated condition of housing units, but also included the lack of understanding of ‘affordable housing’ and the population
it was intended to serve. The negative stigmatization of ‘affordable housing’ became obvious as a major hurdle that would
have to be overcome to garner necessary community and political buy-in and support of any housing strategies to be
implemented going forward. To that end, nearly 400 citizens and stakeholders provided input in the study process through
focus groups, interviews, online surveys and community meetings. The Housing Implementation Strategies must be implemented
in a transparent and engaging process, as success depends on it, or implementation can be quickly derailed. One mechanism
to engage the community is through a Community Champions initiative, which was identified as an action step in the Marketing
and Re-Branding section of the recommendations. The Community Champions initiative is an awareness and education
campaign that is designed to dispel the negative perception and opposition to affordable home development, while promoting
quality homes for all residents at all income levels in the City of Dothan.
To quantify the unmet housing need and then make informed, strategic decisions about preserving and developing affordable
housing, the APD-U Team also facilitated a parcel-by-parcel windshield survey of over 14,000 parcels in the Central Dothan
area, and conducted a regional residential market analysis. This level of parcel detail along with the residential market analysis,
allowed the Team to select potential Priority Project Areas to demonstrate affordable housing development investment for
maximum impact. Once the data was analyzed, the process resulted in the identification of specific housing implementation
strategies designed to preserve and develop housing to meet the needs of the Dothan residents.
The Recommendations were divided into seven (7) primary focus areas – Organization and Administration; Legislative Action;
Capacity Building, Housing Education, and Comprehensive Strategic Planning; Strategic, Comprehensive Infill and Multifamily
Development; Targeted Model Block and Catalytic Projects; Housing Funding and Financing; and Marketing and Re-Branding
Campaign. Each focus area identifies a set of action items and possible partners (Community Champions) necessary to
implement the recommended action step.
As the Recommendations Matrix identified a sizeable number of action steps for implementation, these recommendations
create the policies and processes necessary to set the foundation for improving the price appropriate landscape for all residents
and stakeholders of Dothan and the region. Implementation of the Plan must be pursued as a partnership between the City
and the Dothan Housing Authority, as each entity brings with it unique authorities that the other does not/cannot provide.
As an example, the Dothan Housing Authority through its newly created affiliate, Our Community Inc., could lead the efforts
to begin implementing a number of housing implementation strategies in the Priority Project Areas, while the City could
initiate the rezoning necessary to remove any delay in redevelopment within the Priority Project Areas. The Strategic Affordable
Housing Implementation Plan cannot be achieved overnight, but if the City and Housing Authority work together intentionally
and collaboratively to implement the recommendations, this partnership can bring about the desired vision of quality, price
appropriate housing for all Dothan residents.
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Source: City of Dothan

STUDY GOALS
APD Urban Planning and Management, LLC and its team member, RKG Associates, (collectively referred as the APD-U
Team) were procured by the City of Dothan and the Dothan Housing Authority to facilitate a comprehensive and strategic
affordable housing plan. The three (3) goals of the study are to:
• Determine the current state of price appropriate housing throughout the City of Dothan;
• Determine the issues, barriers, and opportunities relative to price appropriate housing; and
• Convey a transparent vision for implementation of price appropriate housing strategies, particularly for at risk populations.

PROCESS
The Strategic Affordable Housing Implementation Plan was
organized into three (3) major phases to facilitate straightforward
transition from planning to implementation of strategy
recommendations (Figure 1). The goal of the Overview phase
was to establish a comprehensive understanding of the City’s
current housing market. The Overview phase reviewed and
aggregated:
• existing plans and studies;
• findings from community and stakeholder meetings;
and
• existing conditions.

Figure 1: COMPREHENSIVE AFFORDABLE HOUSING STUDY PROCESS

The purpose of the Analysis phase was to inform the
development of an objective, strategic decision-making process
to drill down to potential priority housing development areas
(PPAs). The Analysis included a:
• parcel analysis;
• housing market assessment; and
• existing and projected homeowner and renter profiles.
The goal of the Implementation phase was to create a collective
strategy to depict an affordable housing vision for the City.
The Implementation phase consisted of:
• identification of housing programs and initiatives; and
• recommendations for new/improved housing initiatives.

Overview

Analysis

Implementation

The final report ties together results from each process and
Source: APD Urban Planning and Management, LLC. 2017.
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facilitates a strategic comprehensive affordable housing planthat
guides implementable recommendations which addresses
unmet needs to deliver price appropriate housing and/or
related services.

Figure 2: GREATER DOTHAN STUDY AREA

STUDY BOUNDARIES
Three (3) different study boundaries were used to measure
various factors and their impacts on the Dothan housing
market at various levels. The Greater Dothan study area was
used in the Market Analysis to consider regional factors and
their impacts on the overall housing market (Figure 2). The
City of Dothan study area was used to develop homeowner
and renter profiles to show relationships between employment
data and the local housing market (Figure 3). The Central
Dothan study area was used in the Parcel Analysis to examine
conditions and analyze their impact on the local area and
market (Figure 4).

COMMUNITY PROFILE

Source: APD Urban Planning and Management, LLC.; RKG Associates, Inc.; ESRI; City of Dothan. 2017.

Figure 3: CITY OF DOTHAN STUDY AREA

The City of Dothan is the major regional center for the
Wiregrass Area. It is known as the Peanut Capital of the World
due to its historic and continued dominance of peanut
production in the United States. With the last economic
recession now in the past, recovery in Dothan has fluctuated
over the last several years. The city has experienced a population
increase especially in the number of people over the age of
fifty five and to a less extent those in the younger age cohort.
Additionally, several employment sectors have seen growth
such as the Health Care and Social Assistance, Retail Trade,
and Accommodation and Food Services sectors. Unfortunately,
the Manufacturing sector has seen significant decline; from
accounting to 14% of all jobs to 9% by 20152. The average
resident in the City of Dothan are Caucasian females (61%
and 52% respectively). Roughly 52% of residents are between
the ages of 25-643. The largest proportion of residents (36%)
make between $50,000 and $100,000 (or above 100% of the
Area Median Income) while 32% of residents make less than
$25,000 within the City of Dothan (or below 50% of the Area
Median Income). Less than 4% of residents own their home
and 38% rent, with median rent being $512 for the city as a
whole3. Comparisons to areas outside the City begin to paint
a completely different picture. Gender and age demographics
are consistent with the City but 73% of residents outside the
Ross Clark Circle are Caucasian3. Additionally, the largest
proportion of these residents outside the city make between
$50,000 to $100,000 per year (or above 100% of the Area
Median Income)3.

Source: APD Urban Planning and Management, LLC.; RKG Associates, Inc.; ESRI; City of Dothan. 2017.

Figure 4: CENTRAL DOTHAN STUDY AREA

Analysis of these three (3) different geographies begins to paint
a picture of the different conditions inside and outside the
Ross Clark Circle. Residents inside the Circle are more likely
to have lower annual incomes, rent, and have lower housing
values, while those outside the Circle are more likely to have
higher incomes, and own their homes that have higher values.
2 RKG Associates, LLC. Dothan Residential Market Analysis , 2017.
3 U.S. Census Bureau, American Community Survey 5-Year Estimates, 2012-2016.

Source: APD Urban Planning and Management, LLC.; RKG Associates, Inc.; ESRI; City of Dothan. 2017.
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Source: City of Dothan

EXISTING PLANS AND STUDIES
Thirteen (13) existing plans and studies were reviewed for the City of Dothan since 2010. These plans and studies were reviewed
to comprehend how the City has evolved in recent years. A summary of the plans and studies reviewed is provided (Figure
5).
Five (5) of the plans and studies were selected for a more in depth review. These reviews specifically address previous efforts
and findings in relation to housing conditions, housing development, and affordable housing in general. The in depth reviews
include: Analysis of Impediments to Fair Housing Choice; Downtown Core Area Land Use and Condition Study; NE Urban
Sector Neighborhood Plan; North Suburban Sector Neighborhood Existing Conditions Report; and the SE Neighborhoods
Analysis.
Analysis of Impediments to Fair Housing Choice (Completed July 2016)
The analysis identified five (5) potential impediments to Fair Housing Choice. These impediments include: limited fair housing
education and resources; discrimination in rental markets; zoning impact on persons with disabilities; cost and condition of
housing limits choice; and underrepresentation of racial and ethnic minorities in real estate lending and financial occupations.
The document incorporates several recommendations to ameliorate the current impediments.
North Suburban Sector Neighborhood Existing Conditions Report (Completed February 2015)
The report examines existing conditions of the North Suburban Sector Neighborhoods through an analysis of current land
uses and windshield survey results. The windshield survey, completed in 2014, indicated that 87% of the principal structures
in the neighborhoods are rated in good condition. Additionally, 4% of the total structures were identified as vacant. The report
includes opportunities and constraints of the Dothan Regional Airport and adjacent lands.
NE Urban Sector Neighborhood Plan (Completed October 2012)
This document proposes a neighborhood plan for one (1) of four (4) super neighborhoods within the Ross Clark Circle. The
purpose of these super neighborhoods was to facilitate a more coordinated approach for community engagement and land
use planning. The plan covers the North-East Super neighborhood and includes the results of a survey taken between 2009
and 2010. Results indicate that 50% of the structures in the North East Super neighborhood were in good condition.
SE Neighborhood Analysis - Urban Area ‘B’ Report (Completed March 2010)
The document consists of land uses and existing conditions within the South East sector of the study area. High concentrations
of commercial areas were identified along the Ross Clark Circle with pockets of residential uses in the interior. For existing
conditions, 68% of all structures within Urban Area B are classified in good condition. The document includes a set of
recommendations based on concerns identified throughout the inventory process performed in the area.
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Figure 5: CITY OF DOTHAN EXISTING PLANS AND STUDIES MATRIX

2010
2010
2012
2012
2013
2013

/

Proposed Structure of a Neighborhood Plan
Downtown Core Area Land Use and Condition
Study
Accessible Housing: An Analysis of Impediments to
Fair Housing in Real State & Mortgage Finance
Industries
SE Neighborhood Analysis - Urban Area 'B' Report
NE Urban Sector Neighborhood Plan
Downtown Visions of Dothan
NW Urban Sector Neighborhood Plan
Dothan Neighborhood Sectors Map
2015
2015

2017
2017

2007

North Suburban Sector Neighborhood Existing
Conditions Report
City of Dothan Strategic Plan 2015-2020-2030

2016

84 Corridor Proposal

Blueprint City, Phase II Affordable Housing
Communications Sub Group

City of Dothan: Analysis of Impediments to Fair
Housing Choice

Year of Study

Commercial Market
Employment

Real Estate Market

Ecological

Economic Dev elopment

Commercial

Other

Budget

Opportunities/Recommendations

Institutional

Existing Conditions

Commercial

Demographics

Population
Household

Historical Locations

Education
Housing
Zoning

Traffic

Transportation

Housing

Zoning

Transportation

Streetscape

Open Space

Design Guidelines

Urban Design

Catalytic Projects

Sustainability

Funding

Metrics

Schedule

Community Outreach

Source: APD Urban Planning and Management, LLC. 2017.
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Downtown Core Area Land Use and Condition Study (Completed June 2007)
This study served as a supplement to The City of Dothan’s existing conditions and inventory of buildings, land uses, conditions
of structures and streets. Results from the windshield survey, performed in 2007, shows that most structures in the study area
were in good condition. Structures in a poor or deteriorated condition were concentrated in gateway nodes and key intersections
of the downtown area. Potential redevelopment sites within the downtown core area were identified and provided as conceptual
site plans.

COMMUNITY OUTREACH AND PUBLIC ENGAGEMENT
Outreach and public engagement activities were facilitated to gauge the feasibility of development or renovation of affordable
housing initiatives in the City of Dothan and to document community opinions about affordable housing. These activities
included one on one interviews, focus groups, and an online survey. Several question types and formats were used in the
activities with special emphasis towards open ended questions to capture opinions on affordable housing. Comments and
results from the various outreach and engagement activities provided the baseline data used in the analysis and findings.
Methodology and Approach
The APD-U Team conducted several focus groups and one on one interviews over a two (2) month period. These activities
aimed to measure stakeholder perspectives on market challenges, neighborhood conditions, and opinions on affordable
housing. A total of sixty eight (68) stakeholders participated in focus group activities and were divided into five groups based
on their industry or community role. These groups include: Lenders/Financial Institutions, Real Estate Professionals; Developers/
Builders; Major Employers/Government; and Faith Based Entities. Interview participants were identified by the City of Dothan
and the APD-U Team based on potential implementation roles and their ability to impact/provide affordable housing
development or preservation in the community. These twelve (12) participants represented organizations with involvement
in the Dothan housing industry and were also participants in focus group activities.
An online survey was conducted to gauge and address community perspectives on affordable housing and to collect demographic
information. Approximately 200 Dothan residents completed the online survey which was advertised through a local newspaper
and on the City’s website. The online survey was accessible on the City’s website for four (4) weeks, between July 1st and
August 1st of 2017.
A mix of question types and formats were created specifically for each outreach and engagement activity. Focus group activities
had two series of questions. The first series of questions were industry specific, multiple choice questions designed to gauge
levels of current and future participation of housing services, housing development, and implementation of housing strategies.
The second series of questions were open ended questions designed to determine the interest and level of understanding of
the purpose of affordable housing. Interview questions were open ended questions intended to gather information on an
organization’s role, capacity, plans, current condition, and challenges. The survey consisted of multiple choice questions to
gather demographic information from residents and one open ended question to gather resident opinions towards affordable
housing.

EXISTING CONDITIONS REVIEW

Keywords

Parcel
In order to make strategic decisions regarding what housing
Official property lines as dictated by the local
initiatives should be adopted, it is important to have a good
government authority.
understanding of existing conditions on the ground at a parcel
level. Previous housing studies indicated that Central Dothan
Property
was comprised primarily of occupied single family homes in
All observable variables (buildings, land, etc.) within a
either good or fair condition. A review of existing data obtained
parcel.
from city and county resources revealed inconsistencies in
collected data, including partially collected information or entirely
incomplete data for parcels. Additionally, the collected data was
several years old, making it unreliable for making key decisions on affordable housing implementation strategies. The first
step, the windshield survey, observed and categorized existing conditions within the Central Dothan study area. The second
step, the parcel analysis, used the collected data to examine patterns and trends within Central Dothan and select areas outside
of Central Dothan. The windshield survey and resulting parcel analysis would provide an objective, current report of actual
conditions on the ground.
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Data Used
All data was provided by the City of Dothan or created by the APD-U Team. The City provided information in a digital format
which allowed for the creation of a parcel database for the windshield survey. All windshield survey data was collected and
aggregated by the APD-U Team.
Methodology and Approach
A windshield survey is an assessment of an area through ground
observations of a community and its dynamics. A survey was
conducted throughout multiple site visits between May and June
of 2017, using a 360-degree camera to record high-definition
videos and observe over 14,000 parcels within Central Dothan
and in select neighborhoods immediately outside of Central
Dothan that were noted to have existing affordable housing stock.
Weather, local traffic, and online connectivity extended the field
collection time. It is important to note that observations were
limited to the front exterior of the building and/or the front of
the property.
Observations from the videos were categorized and resulted in
a complete description of observable variables within each parcel
(to be referred as property) The observable variables include
building/structure condition, building/structure tenure, and land
use. Structure conditions were identified as one of the following
categories: Good; Fair; Poor; Deteriorated; Dilapidated; and
Potential Demolition. Structure occupancy were observed as
either occupied or vacant. Land Use were identified as one of the
following categories: Public Space; Industrial; Golf Course;
Parking Lot; Vacant Lot; Single Family with Shared Walls; Single
family with No Shared Walls; Multifamily with 2 or more Units;
Institutional; and Commercial.
The resulting parcel analysis used all categorized variables to
uncover spatial patterns and trends observed in Central Dothan.
Counts and percentages were used to describe exact conditions
in the community. These were then combined with spatial
distribution maps, or concentration maps, to show relationships
between each variable. An additional parcel analysis was
performed with crime data provided by the City to show spatial
relationships between the two sets of data.

Keywords
Good Condition
Building/structure in sound condition.

Fair Condition
Buildings or structures which require only minor repairs
such as painting and landscaping. Minor repairs can
be completed within a day/weekend and will typically
cost less than $1,000 in repairs.

Poor Condition
Buildings or structures which indicate deferred
maintenance and require some level of general
repairs. Will require repairs with more than $1,000 in
repairs.

Deteriorated Condition
Buildings or structures which require major repairs
such as a new roof, foundation, siding or windows.
These can be rehabbed and repaired for a substantial
amount of funds.

Dilapidated Condition
Buildings or structures which require extensive rehab
or remodeling to reactivate. These buildings or
structures are questionable whether it should be
saved.

Potential Demolition Condition
Buildings or structures which are a candidate for
demolition. The buildings or structures are burnt,
missing a roof, or are collapsing.

City of Dothan Strategic Affordable Houisng Implementation Plan
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COMMUNITY OUTREACH AND PUBLIC
ENGAGEMENT

Figure 6: SELECT ONLINE SURVEY AND CENSUS COMPARISONS

All questions and scenarios posed in the activities were
designed to elicit a range of information and comments which
were analyzed using different techniques. Focus group
responses were combined and ranked by highest frequency
for each question. For the interview activity, the APD-U Team
used a SWOT (Strength, Weaknesses, Opportunities, and
Threats) analysis to identify factors affecting each organization.
Online survey responses to community perspectives were
sorted and displayed in word bubbles. Demographic data from
the survey was compared against data extracted from the U.S.
Census Bureau. Comparisons for select questions can be found
in Figure 6. A complete list of engagement participants,
questions, and detailed analysis of all the questions and
activities can be found in Appendix B.
The online survey provided the average demographic profile
of participants and community perspective on affordable
housing. Older females with a high income dominated the
survey. In reality, the City is more evenly split male/female
with a lower income and age than that of the average survey
respondent (Figure 6). Survey respondents also held similar
views with focus groups for the overall response to question
one (Figure 7). When asked to provide an opinion on “the
biggest challenges for providing more affordable housing in
the City of Dothan”, the most common responses include
concerns over location and proximity to amenities and safe
neighborhoods. A complete list of demographic comparisons
and survey results can be found in Appendix B.
The top responses of each focus group varied among one
another for most questions. In Figure 7, for question two, only
two (2) out of the five (5) focus groups responded Ownership
of Single Family Homes as the most needed type of housing.
For question four, three (3) of the five (5) focus groups
responded Homeownership as the most important housing
priority but ranked third overall. The only exception to this
rule was question one, where all focus groups agreed that
Single Parent Families need affordable housing the most. A
complete list of focus group questions and results can be found
in Appendix B.
Several organizational advantages and disadvantages emerged
throughout the one-one-one interviews. One advantage was
previous experience in the construction or management of
affordable housing. Another advantage was community
presence of an organization through a local office or
headquarters. The main disadvantage that all organizations
had was the lack of funds to fully implement their programs
and services. Additional disadvantages include the lack of staff
expertise to fully implement or manage these programs and
services. Full details on analysis of interview responses can be
found in the Organizational and Staff Assessments section.

Gender- Survey
Female

Male

30%
70%

Gender-Census
Female

Male

48%

52%

Race- Survey
White
15%

Black

7%

Other

78%

Race- Census
White

Black

6%

Other

33%
61%

Source: U.S. Census; ESRI; APD Urban Planning and Management, LLC. 2017.
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Figure 7: ANALYSIS OF FOCUS GROUP RESPONSES FOR SELECT QUESTIONS

Section 1 - General Questions

Question 1 - Who needs affordable housing?
Ran
Housing
Ran Development Ran
Ran
Employers &
Lenders & Funders
k
Professionals
k
Community
k
k
Government
Single Parent
Single Parent
Single Parent
1
1 Single Parent Families 1
1
Families
Families
Families
2 Seniors/Retirees
2 Special Population
2 Seniors/Retirees
2 Seniors/Retirees
Families w/ Young
Families w/ Young
Families w/ Young
3
3 Special Population 3
3
Children
Children
Children
Question 2 - What housing types are needed?
Ran
Housing
Ran Development Ran
Lenders & Funders
k
Professionals
k
Community
k
1 Rent - Multifamily
1 Rent - Multifamily 1 Own - SF Home
2 Own - SF Home
2 Rent - SF Attached 1 Rent - Multifamily
2 Rent - SF Attached
3 Own - SF Home
1 Transitional Housing

Ran
Employers &
k
Government
1 Rent - SF Attached
1 Rent - Multifamily
3 Own - SF Home

Ran
k

Ran
k

Ministers

1 Single Parent Families
2 Special Population
Families w/ Young
3
Children

Ran
Ministers
k
1 Own - SF Home
2 Rent - SF Home
3 Rent - SF Attached

Question 4 - What should the housing priorities be, given limited resources, compared to the overall need?
Ran
Housing
Ran Development Ran
Ran
Employers &
Ran
Lenders & Funders
Ministers
k
Professionals
k
Community
k
k
Government
k
1 Homeownership
1 Homeownership
1 Preservation
1 Mixed Income
1 Homeownership
2 Preservation
1 Preservation
2 Homeownership
1 Mixed Use
2 Preservation
3 Seniors
1 Mixed Income
2 Other
3 Millennial
3 Seniors
4 Mixed Use
1 Mixed Use
4 Preservation
4 Mixed Use

Overall

Single Parent
Families
2 Seniors/Retirees

1

3 Special Population

Ran
Overall
k
1 Own - SF Home
2 Rent - Multifamily
3 Rent - SF Attached
Ran
Overall
k
1 Seniors
2 Preservation
2 Mixed Use
3 Homeownership

Source: APD Urban Planning and Management, LLC. 2017.

Figure 8: SELECT SURVEY RESPONSES FOR “CHALLENGES TO AFFORDABLE HOUSING” QUESTION

What do you think is the biggest challenge for providing more
affordable housing in Dothan?
“The biggest issue
that I see is that
sometimes low
income housing is
placed in already
established
neighborhoods.”

“Combination of
low income jobs,
related to lack of
jobs skills, makes
it difficult to
afford rent or
ownership”

“..Need education
and guidance for
renters on
becoming a
homeowner”

“Need more
median priced
apartments in
safe areas for new
families moving
to Dothan”

“There aren’t many
affordable homes in
decent neighborhoods
in which people are
comfortable enough
to raise their
children”

“Dothan doesn’t
require landlords
to keep property
up to code and
with amenities to
improve quality of
life in urban areas”

“Lack of
developer interest
and feasibility of
cost associated
with
development”

Source: APD Urban Planning and Management, LLC. 2017.
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Implications
Several concerns regarding community perspective and comprehension were identified throughout focus groups and online
survey responses. Common themes include the lack of comprehension, available/accessible resources, and definitions of
affordable housing. A variety of “affordable housing” definitions, provided by focus group responses, ranged from exact federal
definitions to the most negative connotations associated with the term. Survey responses, as seen in Figure 8, reveals the
community’s misunderstanding of the true intent of affordable housing. These variances prompt the need for an educational
component around affordable housing, available resources, and access for those who need them. An educational component
is also needed to clarify the term “affordable housing” to be one that serves the community and the people who use and rely
on the services. Additionally, awareness is needed to dispel the assumption that all renters want to be homeowner and that
rental housing is a temporary status. Construction of quality rental housing relies on dispelling the myth that rental housing
is for certain target markets for a discreet amount of time.
Numerous external threats and opportunities were revealed
Keywords
throughout interviews. These factors need consideration as they
Affordable Housing
can influence an organization’s effectiveness and impact. Reduction
Price appropriate housing for households with inof federal funding is an external threat which will cause increased
comes at or below 80% of the Area Median Income
difficulties in the financing of affordable housing deals. Several
for the HUD current year.
opportunities were identified to not only help existing programs
but also leverage new resources towards the creation of affordable
housing. The creation of a land bank can increase the availability
of developable lots while the implementation of innovative financing mechanisms can create additional sources of money to
be used for affordable housing.

ORGANIZATIONAL AND STAFF ASSESSMENTS
Organizational and staff assessments used a strength-based approach to review City departments’ and providers’ capacities,
strengths, areas of improvement, and expectations relative to the delivery of affordable housing products and services. Individual
organizational assessments were compiled into an overall assessment via a SWOT analysis. The overall analysis highlights key
factors impacting an organization’s ability to effectively provide affordable housing products or services. Conclusion of an
organization’s readiness is provided along with consideration and hurdles to overcome.
Data Used
Data was extracted from focus groups and interview meeting notes, summaries, and questionnaires. These items provided
key data points to assess an organization’s potential to provide affordable housing products and services efficiently and
effectively. Follow-up phone call notes and emails were also used to gather additional information or clarification.
Methodology and Approach
Individual organizational and staff assessment worksheets were created to consolidate information collected from focus groups
and interviews. Each worksheet described an organization’s background, capacity, and a summary of implications. These
worksheets were combined to highlight various factors which influence an organization’s ability to be an effective provider of
affordable housing either through direct development or supportive services. The individual assessments were analyzed
according to industry standards of basic organizational capacity required to successfully provide housing services and/or
development of affordable housing. The overall assessment was presented in a SWOT analysis (Figure 9).
Findings
The overall Organizational and Staff Assessment highlights the commonalities in internal strengths and weaknesses as well
as for external opportunities and threats. Organizational strengths which can be leveraged, include previous developer
experience and existing footprint in the community. Organizational challenges to be addressed include lack of available funds/
funding sources and limited organizational capacity.
External opportunities refer to a system or program which can further assist an organization’s ability to be successful at
delivering affordable housing products and services. Such opportunities include the creation of a land bank entity and/or a
dedicated financing mechanism. External threats are primarily macro-economic issues which must be monitored and considered
for future housing developments. For example, current reductions in federal funding will further constrain local reliance on
such funding; organizations will be forced to source outside funding for future affordable housing developments.
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Figure 9: OVERALL ORGANIZATIONAL AND STAFF SWOT ANALYSIS

•
•
•
•

Strength
Experience
Footprint in
community
Contractor
availability
Landlord
experience

Threats
• Reduction of
federal funding
• Increase cost of
labor/supplies
• Change in
consumer
wants

SW
T O

Weakness
• Funding
• Limited
organizational
capacity
• Limited
experience

•
•
•
•

Opportunities
Land Bank
entity
Faith-based
CDC
Financing
mechanisms
Willingness to
expand

Source: APD Urban Planning and Management, LLC. 2017.

Implications
An organization’s potential readiness to provide affordable housing development or services is critical, especially in determining
how quickly or effectively implementation strategies can be deployed. Organization were labeled with a readiness level of One
or Two, based on the organization’s structure, staff, assets, and required capacity building. Level One organizations have little
to no organizational structure, staff, or assets in place to potentially provide affordable housing development or services. These
organizations require substantial capacity building before they can be labeled as ready. Level Two organizations have some
existing organizational structure, staff, and/or assets in place but require capacity building to be completely ready. The majority
of housing organizations in Dothan were placed in Level 2 as they contained some of these characteristics but would need to
overcome either internal or external obstacles. The few organizations placed in Level 1 either had no site control nor structure
and staff in place.

PARCEL ANALYSIS
The Parcel Analysis examined all variables for over 14,000 parcels in Central Dothan. The analysis revealed that a majority of
properties were single family homes in either good or fair
condition. More importantly, only a small portion of properties
Keywords
had single family homes in poor or worse condition and were
Blighted Condition
highly concentrated near downtown Dothan. The perception of
Buildings in deteriorated, dilapidated, or potential
extensive blight was found to not be true but was most likely
demolition condition.
based on the high concentration of blighted properties around
the city center. Additional findings include large swathes of
industrial and vacant lots towards the north east sector of Central
Dothan as well as high concentrations of single family homes in
good condition towards the outer edges of Central Dothan.
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Figure 10: PROPERTY CONDITIONS, CENTRAL DOTHAN

Condition
Good
Fair
Poor
Deteriorated
Dilapidated
Demolition
Rehabilitation
Parking Lot
Public Space
Vacant Lot
Under Construction

Parcels
6917
3674
1049
282
57
16
4
285
36
2348
14

Windshield Survey – Property Conditions

Condition
Good
Fair
Poor
Deteriorated
Dilapidated
Demolition
Rehabilitation
Parking Lot
Public Space
Vacant Lot
Under Construction

Parcels
6917
3674
1049
282
57
16
4
285
36
2348
14

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.
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Figure 11: PROPERTY TENURE STATUS, CENTRAL DOTHAN

Tenure
Occupied
Vacant

Parcels
11364
3315

Windshield Survey – Tenure

Tenure
Occupied
Vacant

Parcels
11364
3315

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.
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Figure 12: PROPERTY LAND USE, CENTRAL DOTHAN

Land Use
Commercial
Institutional
Mixed Use
Multifamily 2 or more units
SF no shared walls
SF with shared walls
Vacant Lot
Parking Lot
Golf Course
Industrial
Water / Creek
Public Space

Parcels
1340
248
22
316
9687
195
2335
285
3
218
2
37

Windshield Survey – Land Use

Land Use
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Mixed Use
Multifamily 2 or more units
SF no shared walls
SF with shared walls
Vacant Lot
Parking Lot
Golf Course
Industrial
Water / Creek
Public Space

Parcels
1340
248
22
316
9687
195
2335
285
3
218
2
37

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.
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An overwhelming majority (72% or 10,591 properties) of properties had a building or structure in good or fair condition.
The largest proportion of these were in good condition (47% or 6,917 properties) followed by those in fair condition (25% or
3,674 properties) (Figure 10). These properties were mostly concentrated towards the edges of the Ross Clark Circle as seen
in Figure 14. The minority of properties (10% or 1,404 properties) had a building or structure in poor or worse condition.
The largest proportion of these were in poor condition (7% or 1,049 properties) followed by those in blighted conditions (3%
or 355 properties). Properties with a building in blighted condition include buildings in deteriorated, dilapidated, and potential
demolition condition. These properties were highly concentrated towards the middle or center sections of the Ross Clark
Circle and are denoted in light green, dark yellow, blue, and orange (Figure 10).
Over three-quarters (77% or 11,364 properties) of all properties were identified as occupied in the Study Area. The remaining
(23% or 3,315 properties) were identified as vacant (Figure 11). Of those properties identified as vacant, the majority (71%
or 2,335 properties) of those properties were vacant lots. The remaining properties identified as vacant (29% or 980 properties)
were vacant buildings. Concentrations of properties identified as vacant were observed along the northern, eastern, and
southern sections of the Ross Clark Circle.
Single family units with no shared walls dominated the land use category (57% or 9,687 properties) (Figure 12). These singlefamily units are distributed all throughout the Study Area but were highly concentrated towards the inside of the Ross Clark
Circle towards the northwest, south, and southeast (Figure 13). Single family units with no shared walls were mostly on small
lots since they are the most numerous type of property but cover roughly 40% of the total acreage in Central Dothan.
The second and third largest land use categories were vacant lots and commercial properties, respectively. Vacant, or undeveloped,
lots represent 16% (or 2,335 properties) of all the properties surveyed (Figure 12). These lots were relatively large lots since
such a relatively small number of these parcels covered roughly a quarter of the total acreage within Central Dothan. High
concentrations of vacant lots were observed in the northeast section of the City, providing evidence that these undeveloped
parcels were divided for commercial or industrial use. Commercial properties represent roughly 9% (or 1,340 properties) of
all properties surveyed. As with undeveloped lots, these lots were large, covering an estimated 16% of the total acreage in
Dothan. Commercial properties were detected primarily on main corridors and along the Ross Clark Circle (Figure 12).
Implications
The high concentration of buildings in poor or worse condition, vacant lots, and unoccupied buildings create an overall
appearance of neighborhood blight in communities towards the center or middle of the Ross Clark Circle. While less than
7% of properties (or 352 properties) have structures in blighted condition, these are highly concentrated within these
neighborhoods (Figure 15) giving the appearance of a significant amount of blight. It is apparent through the observations
and information that many of these buildings had not been maintained and in some cases the buildings appeared vacant.
Some of these blighted properties are quite old and as they continue to age, the overall condition of the buildings will continue
to decrease in condition. This will further the negative impact on the value of surrounding properties. The high number of
vacant lots and unoccupied buildings further cements the appearance of neighborhood blight and thus exacerbates the negative
impact on the value of surrounding properties. Overall, roughly a quarter of properties (23%) within these communities are
buildings in poor or worse condition, vacant lots, or unoccupied buildings.
An additional analysis was conducted with the use of reported crime data provided by the City of Dothan. The analysis reveals
a high concentration of reported crime in the central as well as northern sections of the Study Area. There is a potential
correlation between reported crime and the parcels with blighted buildings, as seen in Figure 16.
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Dothan
Concen tratio n of Good P ropert y Con dition s
Figure 13: CONCENTRATION OF SINGLE FAMILY UNITS
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Figure 14: CONCENTRATION OF BUILDINGS IN GOOD CONDITION
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Figure 15: CONCENTRATION OF BLIGHTED BUILDINGS
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Figure 16: CONCENTRATION OF CRIME
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PRIORITY PROJECT AREAS

Figure 17: PRIORITY PROJECT AREAS

The final spatial analysis concluded with identification of
potential Priority Project Areas (PPAs). These are catalytic
areas where price appropriate housing developments and
investments can take place to maximize proposed application
of public and private resources and programs. The philosophy
behind catalytic areas are based on concentration of resources
over an extended period of time to maximize the greatest
impact and return on investment of such resources.
Consequently, the APD-U team completed a spatial analysis
which identified areas with high concentrations of blighted
properties and vacant lots. A synopsis was created for each
PPA to highlight factors that can be leveraged and example
strategies that could be implemented in the area.
Methodology
Priority Project Areas were created through the identification
of areas with high concentrations of blighted properties and
vacant lots within a small radius. A spatial analysis was used
to draw the area boundaries based on the proximity and
relationship between these two variables. Essentially, the greater
the number and higher concentration of blighted properties
and vacant lots, the larger the
boundary. This method also considers
negative influences which come from
blighted properties which reside
outside of the area boundary.

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.

Figure 18: PRIORITY PROJECT AREA ONE

Priority Project Area One
Priority Project Area One (Figure 18)
lies directly northwest of downtown
Dothan between two important
commercial corridors (East Main
Street and North Oates Street). It has
a total of 1263 parcels and is the largest
priority project area by parcels.
Throughout community engagement
and outreach activities, participants
cited Baptist Bottom (within Project
Priority Area One) as an area with
blight due to the high number of
homes in bleak condition and the
prevalence of vacant lots. Synonymous
with these statements, this area has a
high concentration of blighted and
vacant lots. A tenth (12% or 84
properties) of all single-family homes
are in blighted condition within the
area. Additionally, over a fifth (23%
or 285 properties) of all properties are
classified as vacant lots within the area.
Recommended implementation
strategies would need to target these
issues such as a housing rehabilitation
Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.
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program and an in-fill housing strategy.

Figure 19: PRIORITY PROJECT AREA TWO

Priority Project Area One presents several opportunities for
catalytic change. Development of mixed-use buildings could
seamlessly connect commercial and residential zones within
the area. The proximity of positive influential area (from homes
in good and fair condition) towards the west of the area presents
additional development options. Caution must be given to
areas susceptible to inundations, or water accumulation. If not
addressed, additional investments will be required to reduce
the risk of flooding let alone deal with weatherization issues.
Priority Project Area Two
Priority Project Area Two (Figure 19) lies directly northeast
of downtown Dothan and is divided in half by the CSX railroad
line. It has a total of 628 parcels and is the second largest PPA
by parcel count. The area is characterized as both blighted and
abandoned due to the number of buildings in poor or worse
condition and the amount of vacant lots. A fifth (20% or 130
properties) of properties are in poor condition while 12% (or
74 properties) are in blighted condition within the area.
Additionally, a substantial number of properties in the area
(35% or 222 properties) are vacant or undeveloped lots.
The project area has a unique character and a range of land
uses, cultural activities, and property conditions especially
towards the south of the area. Any catalytic project or strategy
implemented in the southern portion of the area becomes
much more feasible due to proximity to the Dothan Civic
Center, Dothan Wiregrass Museum, and downtown area. These
catalytic projects and strategies could aim to revitalize the area
as a unique destination for residents and visitors alike.
The greatest consideration in this project area is the
redevelopment of the Howell School building (The Peaks of
Dothan). Gifted to the Dothan Downtown Redevelopment
Authority in 2008 by the City, the school was added to the
National Register of Historic Places in 2013 with intentions
Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.
to save the building. A newly formed partnership between
several entities are moving forward with a redevelopment plan
to convert the building into an attractive senior living facility coupled with housing both in the building and on surrounding
lots. The goal of the project is to create new activity in the area which can be linked with the downtown area.
Priority Project Area Three
Priority Project Area Three (Figure 20) is located to the east of downtown Dothan between downtown and the Ross Clark
Circle. The area is a bedroom community due to the large percentage of single family homes. Unfortunately, this bedroom
community experiences a substantial amount of negative influence due to high numbers of blighted buildings and vacant lots.
Roughly a quarter (27% or 29 properties) of properties in the area have a building in poor or worse condition while an equal
amount of properties (26% or 28 properties) in the area are vacant lots. The PPA also faces high rates of vacancy, with more
than a third of buildings identified as vacant.
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Figure 20: PRIORITY PROJECT AREA THREE

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.

Figure 21: PRIORITY PROJECT AREA FOUR

Source: APD Urban Planning and Management, LLC.; ESRI; City of Dothan. 2017.

Priority Project Area Three has enormous potential to provide needed rental housing in the City. Unfortunately, existing blight
in the neighborhood negatively impacts surrounding homes and neighborhoods. An in-fill housing strategy could be
implemented to decrease the number of undeveloped vacant lots. Additionally, a housing rehabilitation program could be
implemented to recondition vacant homes in a poor or worse condition and put them in the rental market. All strategies
should consider the area’s proximity to the CSX rail line, which could represent a challenge for future growth.
Pority Project Area Four
Priority Project Area Four (Figure 21) is located to the southeast of downtown Dothan and within proximity of the South
Oates commercial corridor. The area is characterized as a dense, residential area due significant number of single family homes
(52% or 46 properties) and the number of multifamily developments in the area (25% or 22 properties). Properties in poor
condition account for under a quarter of all properties in the area while blighted properties account for 16% (or 14 properties)
of all the properties in the area. A combination of housing rehabilitation strategies and multifamily rehabilitation programs
would significantly improve housing conditions in this area.
The concentration of large undeveloped lots to the west of the area present an incredible opportunity for several catalytic
projects. Mixed-use buildings could be developed to create a seamless transition between commercial and residential corridors.
Additional opportunities include the development of multifamily housing units to increase the number of workers in proximity
to jobs (due to the South Oates commercial corridor). The catalytic projects and strategies could aim to enhance accessibility
and synergy between people and land uses.
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MARKET ANALYSIS
To make informed decisions about the best opportunities for revitalizing neighborhoods, an understanding of market forces
was incorporated into the study. This provides a market driven context for making informed decisions on where and how to
make strategic investments and the allocation of resources. The Market Analysis examined a variety of factors shaping the
Greater Dothan study area. To place the study area into context, the analysis details trends in seven submarkets within the
City of Dothan and Houston County, as seen in Figure 22. The results of this analysis are essential for understanding the future
opportunities that exist for affordable housing development in the City. A detailed market analysis of the Greater Dothan
study area is provided as Appendix D; a summary of the Market Analysis is provided here.
Market Analysis Data Sources
Data used for the Market Analysis derived from four sources. These sources include: the RKG field survey conducted in 2017;
the U.S. Census Bureau for 2000 and 2010; ESRI Business Analysts Online (BAO) data for 2010; the Office of Revenue
Commissioner of Houston County, Alabama for 2017; and InfoUSA data between 2014 and 2017. ESRI BAO is a nationally
recognized provider of demographic and economic data at various geographic levels and their estimates and projections are
based upon data produced by the U.S. Census Bureau. InfoUSA is a national data company which tracts residential sales and
uses a combination of multiple online and offline data sources to create buyer profiles.
Market Characteristics
Major differences exist between housing submarkets for Greater Dothan. These are most evident between the urban submarkets
(Submarkets A, B, and E) and the rural submarkets (Submarket C, D, F, and G). All but one of the housing submarkets has
experienced growth in the number of units following the 2009 recession. Submarket A has experienced a reduction in its
market housing stock since 2000 (Figure 23) due to a lack of development interest and investment. The demolition of blighted
buildings also played a factor in the reduction of housing units.
Greater Dothan overall is a primarily balanced housing market, but obvious imbalances exists within specific submarkets.
Roughly 51% of all housing units in Greater Dothan are owner occupied, below pace with the national average of 62%.
Submarket A is the only submarket with more renter occupied units (54.7%) than owner-occupied units (20.8%), though
Figure 22: MARKET ANALYSIS SUBMARKET AREAS

Source: RKG Associates, Inc. 2017.
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Figure 23: HOUSING UNIT TRENDS BY GREATER DOTHAN SUBMARKETS

Source: U.S. Census Buerau; ESRI; RKG Associates, Inc. 2017.

Submarkets C and E also have relatively high percentages of renter occupied units (Figure 24). The renter/owner balance will
continue to fluctuate towards renter occupied units due to larger national trends following the recession, housing crisis, and
the subsequent economic downturn. Additionally, housing vacancy rates almost doubled since 2000 for Submarkets A, B, and
E. The completed windshield survey shows many of these vacant homes to be in poor or worse condition.
The majority of the older housing stock (both owner and renter occupied) are found in Submarkets A, B, and E. According
to Figure 24, Submarkets A (53%), B (44%), and E (22%) have the highest percentage of existing rental housing stock within
their submarket built before 1960. For owner occupied housing, Submarkets A (50%), E (30%) and B (27%) have the highest
percentage of existing owner occupied housing sock within their submarket built before 1960. Consequently, the majority of
homes built after 2000 are concentrated in Submarkets D, F, and G. The availability and low cost of land in rural areas of
Dothan created the perfect recipe for new housing to be developed in these areas.
Figure 24: AGE OF HOUSING STOCK IN 2015 BY GREATER DOTHAN SUBMARKETS
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Source: U.S. Census; RKG Associates, Inc. 2017.
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Figure 25: HOUSING OCCUPANCY AND TENURE TRENDS BY GREATER DOTHAN SUBMARKETS

Source: U.S. Census Bureau; ESRI; RKG Associates, Inc. 2017.

Combination of Market Characteristics and the Windshield Survey begins to paint a detailed picture of existing conditions
within Central Dothan. The housing market within Central Dothan is characterized as mostly old rental homes which has
seen little to no growth. Left to its natural course, these older homes will invariably continue to decay (as seen with abandoned
homes). Additionally, both property managers and several homeowners face increased costs of home maintenance on their
ageing homes and properties. Intervening strategies such as a rental registry could potentially curtail reported property neglect
and identify opportunities to assist landlords with property maintenance. The adoption of minimum rental standards could
assist with a landlord’s responsibility to maintain and keep their properties habitable before making them available for rent.
Residential Sales Trends and Pricing
Examination of the sales and pricing information will notify decision makers and developers of the feasibility in placing
certain housing types and values within specific markets. The analysis observed both single family units and apartment units.
These housing types account for the complete housing inventory, at 93% and 7% respectively. Overall, little to no housing
activity occurred within Submarkets A and B. Any activity within these submarkets involved low priced single-family homes
or low rent apartments.
The trends analysis revealed low priced singly family home sales occurred within Central Dothan and high priced home sales
occurred outside. Within Submarket A and B, the majority of housing sold for around $60,000 (Figure 26). Submarket A had
the highest concentration of low priced home sales, with no sale over $150,000. Submarket B had sales at both ends of the
price range, reflecting a mix of older and younger homes. Submarket E had more sales in the lower middle price range ($50,000
- $150,000) range, consistent with the relatively older housing stock (93% built before 1980) and small home sizes.
Owner-occupied Housing Units Value Distribution

Housing Submarkets
and the Region
Figure 26: 2015 SINGLE FAMILY HOME VALUES BY GREATER DOTHAN
SUBMARKETS
2015
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Figure 27: DISTRIBUTION OF HOMEBUYER HOUSEHOLD INCOMES BY GREATER DOTHAN SUBMARKETS
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There is an obvious correlation between the spatial distribution of homebuyer household incomes and single-family home
sale prices. Submarket A has the highest concentration of homebuyers with extremely low household incomes, with 69%
earning less than $25,000 annually (Figure 27). Submarkets B and E also have relatively high percentage of low-income buyers.
On the opposite spectrum, Submarkets D and F have the highest concentrations of homebuyers over the average household
income, with over 45% of earning over $50,000 annually. In general, all housing market activity occurs outside of Central
Dothan. The little activity which does occur in Central Dothan are the purchase of low priced homes by low income households.
These actions further the concentration of low income households within Central Dothan.
Examination of apartment numbers and rents reveal similar trends to those of single family homes. Submarkets C, D, and G
experienced an increase in the number of apartment units from 2000 to 2015 (Figure 28). Consequently, over 60% of apartment
units are concentrated within Submarkets C and D. Submarkets A and E have sizeable apartment units but have decreased in
number since 2000. These decreases were likely caused by the demolition of blighted apartment buildings. Over half of
apartment units with rent less than $300 are located within Submarket A (Figure 29). Most apartment unit rent levels fall
between $500 to $999 for all Greater Dothan. Apartments with rents over $1,000 are located within Submarket D.
In conclusion, there is very little housing activity in Submarkets A and B. Developers are neither constructing nor renovating
homes for sale. The low price points of homes in these communities signal to developers that providing any type of single
family home is financially difficult or unfeasible. These same situations occur with multi-family units as well. To make a
development feasible, developers would have to either decrease apartment sizes and squeeze lots of units into a building or
Figure 28: DISTRIBUTION OF APARTMENT UNITS BY GREATER DOTHAN SUBMARKETS

Source: U.S. Census Bureau; ESRI; RKG Associates, Inc. 2017.
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Figure 29: DISTRIBUTION OF 2015 APARTMENT RENTAL LEVELS BY GREATER DOTHAN SUBMARKETS

Source: U.S. Census Bureau; ESRI; RKG Associates, Inc. 2017.

build massive apartments structures (over 10 stories) or complexes. Large multi-family developments require a large lot which
is difficult to find in proximity to the city center. Potential strategies such as a land bank or the creation of a creative financing
mechanism could provide the needed incentives for make homes and apartments feasible.
Housing Affordability Analysis
The Housing Affordability Analysis examined the supply and
Keywords
demand for owner occupied and rental housing units in Central
Price Appropriate Housing
Dothan based on price appropriateness for different household
Housing mortgage payments or rents which do not
incomes. Results of the analysis are displayed as housing surpluses
exceed 30% of a households’s income.
or gaps which point to housing imbalances. These imbalances
are the result of mismatches between mortgage payments or rents
and household incomes at various housing price points.
Comprehension of housing affordability provides local leadership
with a sense of how existing housing prices and rents align with household incomes. Having this understanding helps to
inform and direct future affordable housing efforts and policies which seek to address these needs.
The Affordability Analysis revealed a shortage in the supply of owner occupied housing units that are price appropriate for
households at or above the Annual Median Income (AMI, or $40,550). Within Central Dothan, there is a shortage of roughly
5,800 owner occupied housing units which are price appropriate for households at or above AMI (Figure 30). Current
households living in owner-occupied housing within Central Dothan can afford to spend more money on their monthly
mortgage but lack the supply of housing priced at $180,000 or above (Appendix D). These households instead purchase homes
below $180,000 which creates competition with lower income households who can only afford a mortgage for the home at
below $180,000. This competition, or downward pressure on the market, is felt throughout all household income levels. The
downward pressure results in lower income households having fewer homebuying options. At the opposite spectrum, the
analysis discovered a substantial surplus of owner occupied housing units affordable for households at or below 50% of AMI
(or below $20,300). Much of this surplus is attributed to the existence of housing units in poor or worse condition, decreasing
the value of the home.

Keywords
Cost Burdened
Households which pay over 30% of their income on
housing mortgage payments or rents.
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Figure 30: OWNER OCCUPIED AND RENTAL HOUSING GAPS BY HOUSEHOLD INCOME LEVEL
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The Affordability Analysis revealed a shortage of rental housing units at both the top end and bottom end of affordability. In
other words, there is a shortage in the supply of rental housing that is price appropriate for households at or above 100% of
AMI and for households at or below 30% of AMI (or Very Low Income Households). The shortage of rental housing units
within Central Dothan which are price appropriate for households at or above 100% of AMI amounts to roughly 2,000 units
(Figure 30). The shortage of rental housing units within Central Dothan which are price appropriate for households at or
below 30% of AMI amounts to roughly 2,200 units (Figure 30). Renter households at or above 100% of AMI which live in
Central Dothan can afford to spend more than $1,016 a month on rent but lack the supply of rental housing at those levels.
As with the owner occupied housing scenario, there is a downward pressure on the market from higher income rental
households. The massive shortage of rental units for household with household incomes below 30% of AMI indicated that
these households are cost burdened, which means more than 30% of their household income goes towards having a place to
live.
Various strategies and initiatives could be implemented to plug gaps discovered in owner occupied and rental housing markets.
An extensive rehabilitation program of older homes can include their conversion into rental units to alleviate the massive
shortage of price appropriate housing for households at the lower spectrum of income. Finance mechanisms or a land bank
could be implemented to make price appropriate apartments financially feasible for households at the lower spectrum of
household income levels.
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Source: City of Dothan

The recommendations outlined below are designed to deliver price appropriate housing strategies and initiatives for
implementation over the next ten years to achieve a comprehensive affordable housing vision for the City of Dothan.
Recommendations for the first three years address the most immediate opportunities for success and set the stage for the
five- and ten- year housing strategies and initiatives that will require a heavier investment of time, money and coordination.
Activity occurring in the first three years will position the City and its partners to take on the more challenging, long term
strategies that will ultimately realize the City’s housing vision of providing price appropriate, quality housing for all of its
citizens. There are a range of policies, strategies and initiatives recommended as the City virtually has no affordable housing
policies or processes currently in place, thus the recommendations outlined below serve to establish a strong foundation to
launch a formal affordable housing initiative for the City.
The Dothan Housing Recommendations are broken down into seven primary focus areas:
• Organization and Administration
• Legislative Actions
• Capacity Building, Housing Education, and Comprehensive Strategic Planning
• Strategic, Comprehensive Infill and Multifamily Development
• Targeted Model Block and Catalytic Projects
• Housing Funding and Financing
• Marketing and Re-branding Campaign
The recommendations that are provided below are not only based on the findings from the assessment of existing conditions,
market research and organizational capacity reviews, but from sound housing implementation and best practices from across
the country from municipalities and counties similar in size and makeup to Dothan. The complete detail of the Implementation
Recommendations can be found in the Implementation Matrix in Appendix E.

ORGANIZATION AND ADMINISTRATION
The policies and tasks outlined in the Organization and Administration Focus Area are essential for the success of any
implementation strategy. Establishing a clear set of roles and responsibilities for all parties involved will clear any confusion,
promote coordination and assistance between parties, and ensure that all are focused on the main objectives of the strategy.
Creation of a Land Bank Authority requires clear and concise policies and rules to dictate what it can and cannot do. These
policies and rules will ensure any actions taken by the Land Bank are legal within the bounds of state law. The creation of a
tracking mechanism of vacant, abandoned, foreclosed, and rental properties inside the Ross Clark Circle will assist with
strategic planning and coordination between all involved parties.
Goal #1 – Establish clear roles and responsibilities for implementation
As the Dothan Housing Authority looks to move out on its own on strategies under its own affordable housing framework
(Blueprint Dothan Affordable Housing Plan) or through its’ nonprofit entity, Our Community Inc., it will be important to
collaborate and coordinate with the City to ensure compliance with regulatory processes, policies and procedures. So that
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there is no duplication of efforts in delivering price appropriate housing strategies and initiatives for the City, Greater Dothan
and/or the region, it will be imperative that the City and the Housing Authority have a clear understanding of implementation
roles and responsibilities that must be undertaken to realize the comprehensive vision of the Strategic Affordable Housing
Implementation Plan. Assignment of the MOU roles and responsibilities should take into consideration accountability,
jurisdiction, regulatory guidance and transparency. This will be a major undertaking for the community at large and having
the necessary checks and balances in place will be important to the future and sustainability of the Strategic Affordable Housing
Implementation Plan.
Creation of the needed roles and responsibilities include the initiation and execution of an Memorandum of Agreement
between the City and Housing Authority, creation of a designated City Housing Coordinator, establishment and support of
a lead housing organization, and clear guidelines which dictate the roles, responsibilities, and procedures for the management
of the recommended housing initiatives for all involved parties. Before any step or action can be done, the City and Housing
Authority need to enter into a Memorandum of Agreement. The agreement will ensure that both entities will work together
towards the objectives of the strategies and keep both parties accountable to the process.
The the newly created City Housing Coordinator will coordinate the various program and strategies across multiple parties,
departments, and organizations involved in the implementation strategy. The coordinator could also provide leadership and
staff support in instances where a strategy needs to get off the ground or requires broad support to be adopted by all. A lead
housing development organization is the linchpin of the program. The organization should be created autonomous from any
government entity to minimize overlaps in authority and interest. Implementation programs and strategies should come from
the lead and receive support from all other parties. Lastly, establishment of guidelines and principals for all involved parties
will help them understand their roles and avoid replication of services and waste of valuable resources.
Goal #2 – Establish roles and responsibilities of land banking entity
A Land Bank Authority requires a clear set of rules and regulations to ensure compliance with the state laws. Several policies
and regulations will be established for the authority including property acquisition and disposition policies, asset management
policies, and selection of support staff and vendors. Rules and guidelines for property acquisition and disposition should
include a detailed process, time frame, and criteria for both acquisition and disposition. These guidelines will ensure minimization
of risk in property intake due to liens or other legal constraints. Additionally, disposition guidelines can ensure that the
property is not being wasted or that the authority is on the losing side of a deal. Equally as important to the two mentioned
processes is the asset management. Guidelines for these actions need to include inspections and service schedules. These will
ensure that the authority does not have to deal with an inventory full of properties with code enforcement issues. A clear set
of criteria for vendor selection is crucial to ensure political or monetary influence. Vendors should be chosen based on their
costs, experience, and ability to perform the required services.
Goal #3 – Establish mechanisms for tracking vacant, abandoned, foreclosed, and rental properties inside Ross Clark
Circle
Creation of a mechanism to track properties which are the target of implementation strategies requires a process to create
and maintain such a program. A database should be created and maintained for all properties in the City with information
pertaining to the implementation strategies. This database should be secured but also shared among all involved parties. A
process should also be in place to maintain and update property information in the database. A potential process could include
the creation of a neighborhood block committee who inspect their community and submit information into the database.
For full efficiency, these committees need to receive training to ensure data accuracy. A database dedicated towards the strategic
implementation strategies will streamline certain processes, coordinate all parties, and ensure that all are informed of what
should be done where.

LEGISLATIVE ACTIONS
In order to acquire, hold and assemble properties strategically for affordable housing redevelopment at any scale, the City
should take advantage of existing state enabling legislation to create a land bank authority to control this process. Local
ordinances will need to be in place as well to reduce the risk of increasing problem properties. Additional legislative actions
include the creation of local ordinances to mitigate high risk properties to maximize funds utilized towards development and
redevelopment.

4 https://legiscan.com/AL/text/SB38/id/41601
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Goal #1 – Structure land banking framework to expeditiously acquire properties for the purpose of responsible
redevelopment and public purpose
More often than not, municipalities and cities elect to set up land banks as a mechanism to assist local governments with
returning nonproductive, blighted properties to productive use in generally depressed housing markets. However, findings
from the Residential Market Analysis demonstrates a healthy housing market overall for the City of Dothan, and findings
from the Parcel Analysis indicates less than ten percent (10%) of the nearly 15,000 parcels examined were found to be in
blighted condition. Alabama State enabling legislation (Alabama 2013-SB38) gives municipalities and counties the authority
to establish a local land bank for the purposes of returning non-revenue generating, non-tax producing properties to productive
uses4. This includes redevelopment, stabilization of property values, public purposes, and economic development or other
commercial uses. While there may not be a significant amount of blight, the land bank could be used to acquire and hold key
parcels for future development including large underutilized vacant parcels in the northeastern quadrant of the City, or vacant
lots located near the core of the City, or the blighted structures identified through the windshield survey. Using land banking
best practices, a Dothan Land Bank framework can be facilitated as a land bank depository or as a development partner.
Vacant buildings located in the Downtown Overlay would also be prime candidates for a land bank initiative. These buildings
could be acquired and held for future redevelopment, creating a synergistic catalytic development towards The Peaks of Dothan
(Howell School Senior Apartments).
Ongoing funding is often detrimental to a land bank’s continued existence thus consideration and identification of funding
sources and continuous revenue streams would be important at the initiation of the land bank. For example, a tax recapture
mechanism is recommended as a long-term funding strategy option. For example, in Michigan, 50% of all real property taxes
were returned to the land bank for up to five years following the sale of the land banked property to a private owner. While
this may be limited tax recapture, these funds can cover ongoing maintenance and upkeep of other land banked properties,
and in essence, reducing the number of nonproductive, non-revenue generating properties on the City and county tax rolls,
and yielding greater property tax revenues overall.
Goal #2 – Create local ordinances to mitigate increasing problem properties
It is highly recommended that the City consider enacting a local rental registry to assist identifying older rental units to
encourage landlords to address needed repairs and implement good property maintenance practices. Approximately one third
of Dothan housing units are renter occupied, with over half of these built before 19805. The proposed rental registry should
also include a mechanism for identifying single family rental properties (i.e. through utility usage) to help track down outof-locale landlords. Detail on a recommended rental registry program is provided below under Focus Area 5-Goal 3.
Additional ordinances should include the creation of a minimum standards ordinance for rental housing and the initiation
of rezoning ordinance at the time of land purchase. A minimum standards ordinance for rental housing will establish guidelines
and standards which landlords should adhere to before making their rental property available for rent. The purpose of this
ordinance is to maintain and increase the condition of the rental housing stock throughout the city. The effectiveness of the
ordinance increases when working in conjunction with a rental registry program outlined under Focus Area 5-Goal 3. The
rezoning ordinance can assist development in high priority areas once a property is purchased or obtained by the Land Bank
or other partners. A timely rezoning of the property will decrease and potentially remove the delay in development of
redevelopment of the property.

Source: New York Times
5 RKG Associates, LLC., Dothan Residential Market Analysis, 2017.
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CAPACITY BUILDING, HOUSING EDUCATION, AND COMPREHENSIVE STRATEGIC
PLANNING
The first true action steps of the implementation strategies require a comprehensive but coordinate effort to ensure both
involved parties and citizens are informed and engaged. The Capacity Building, Housing Education, and Comprehensive
Strategic Planning Focus Area will lay the foundation needed to ensure community and stakeholder buy in to the vision while
simultaneously establishing a strategy and prepping involved parties to be ready. The policies will expand fair housing education,
create strategic short-term housing implementation strategies and plans, and build the capacity of small local housing partners.
Goal #1 – Expand fair housing education events to improve awareness of fair housing rights
During the focus groups and stakeholder interviews, lending and real estate professionals noted that while there may be
homeowner education classes available, they are held sporadically, and the general public is typically not aware of the classes.
It was also noted that there is not a clearly defined process through which to file a fair housing complaint. As noted in the
recent Analysis of Impediments of Fair Housing Choice (2016), the City has to be more consistent in expanding access to fair
housing education and information. Participants in the Lending and Real Estate Professional focus groups shared that they
provide some level of housing education classes, thus these efforts need to be coordinated and organized in such a manner
that gives potential homebuyers and tenants a better understanding, knowledge and awareness of fair housing and related
resources. The City must be diligent in conducting fair housing testing, even through the use of the low cost testing services
of Central Alabama Fair Housing Center in Montgomery6. Community Champions can also sponsor and host fair housing
events throughout the year. Credit repair, credit counseling and renter-to-homeowner classes are also recommended housing
education components. There also needs to be fair housing training for lending professionals and property management
professionals. Common inconsistencies with screening criteria, advertising language, apartment rules and eviction processes
are common areas of fair housing complaints for property managers, resulting in hundreds of complaints every year. As a
long-term recommendation, there should be a designated housing education agency responsible for administering, facilitating,
or at minimum, coordinating fair housing and housing education for Dothan residents. Recommendations from the 2010
and 2016 Analysis of Impediments to Fair Housing Choice still need to be addressed.
Goal #2 – Focus short term housing implementation strategies in Priority Project Areas for comprehensive approach
Use of a structured decision-making process creates an objective framework for making deliberate, objective, and strategic
decisions for short term affordable housing implementation strategies. This type of objective process also helps reduce the
likelihood of special interest groups influencing the decision-making process with respect to how and why affordable housing
development decisions are made. An objective decision-making process is also an unbiased mechanism to prioritize where
these affordable housing implementation strategies and initiatives will occur, again, minimizing local political influences,
targeting public and private investment, and creating a mechanism for assessing short-term projects. Prioritizing affordable
housing initiatives will help focus limited resources (public and private) to where they can have the most impact and provide
a mechanism to direct neighborhood level planning efforts and federal funding streams. The concentration of resources
within a small boundary allows for multiple strategies to be implemented over an extended period of time (i.e. five years) to
create an impact and maximize the return on limited resources. This should always be a priority for any affordable housing
implementation plan or strategy.
Goal #3 – Build capacity of small local housing partners to implement housing initiatives in selected Priority Project
Areas
There are a number of small nonprofit and small faith-based organizations that are currently delivering small scale affordable
housing projects and housing services in Central Dothan or the Wiregrass service area. These include scattered site infill
developments, minor housing rehab projects and supporting housing services. However, the Staff and Organizational
Assessments revealed a critical need for capacity building, technical assistance, or other service delivery assistance programs,
particularly for the smaller nonprofits and faith-based organizations, that would increase organizational capacity and service
delivery efficiency in their immediate service area. It is strongly recommended that national intermediaries such as
NeighborWorks NA, or LISC be contracted to provide organizational governance and nonprofit development training for
these groups. These trainings are specifically designed for capacity building and project development for small non-profits
and faith-based organizations.
While there is a cost associated with the trainings, the costs can often be underwritten with corporate or philanthropic
sponsorships for onsite (local) training. NeighborWorks also offers quarterly week-long institutes across the country with
scholarship opportunities for registered 501(c)3 organizations.

6 City of Dothan Analysis of Impediments to Fair Housing Choice, 2016.
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STRATEGIC, COMPREHENSIVE INFILL AND MULTIFAMILY DEVELOPMENT
A lack of policies to dictate the development of price appropriate housing could lead to the development of a product which
does not meet the needs of the community or standards of the city. The Strategic, Comprehensive Infill and Multifamily
Development Focus Area aims to create a set of foundational policies for the development of price appropriate infill and small
multifamily housing projects. These policies will select target areas to concentrate resources; guide developers through an
established qualification process; set high standards of construction and design, and outline developer incentives. The goal is
to increase the supply of price appropriate housing (for households with middle to low incomes) and maintain a high level
of quality and standard of living.
Goal #1 – Establish process and qualifications for developer participation
To ensure maximization of limited resources, it is recommended that the City of Dothan and the Dothan Housing Authority
to create an objective criterion to diminish political or other influences in the selection of a Priority Project Areas. The selection
of these areas should be based on data from the parcel analysis, current and proposed redevelopment projects, and potential
of site control. It is also important to consider the number of vacant lots within the target area. Priority Project Areas One
and Two have high percentages of vacant lots, at 35.7% and 35.2% respectively. The multitude of vacant lots creates a perfect
opportunity wherein the division or combination of vacant lots can support the development of infill or small multifamily
developments.
The City of Dothan and Dothan Housing Authority will need to create a Request for Qualifications to identify and establish
a pool of qualified developers and builders. The Request for Qualifications should outline the general roles and responsibilities
for developers and builders such as develop project budgets, architectural plans, and master schedules to name a few. An
objective selection guideline will assist the City and Housing Authority to select developers and builders which have the
capacity to implement the entire scope of construction and/or development activities and responsibilities.
Goal #2 – Establish design standards and construction specifications for infill and small multifamily developments
Establishment of design standards for infill and small multifamily developments will aim to preserve a neighborhood’s
architectural character, blend price appropriate housing with market rate housing, and allow flexible development standards.
It is recommended that the City of Dothan and the Dothan Housing Authority oversee the development of schematic plans
and designs standards. These should guide developers and builders to create safe and vibrant developments along with a sense
of place and continuity with the history and culture of the neighborhood. These standards should also demand a high quality
of design and construction to blend price appropriate housing with market rate housing. Flexible development standards aim
to relax requirements and ordinances to decrease development cost of price appropriate housing and thus, increase a project’s
feasibility. These relaxed standards include assistance in laying out city infrastructure, sidewalk requirements, and lot lines
and building placement as stated in the Developers Focus Group responses.
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Goal #3 – Expand use of developer incentives to encourage development of price appropriate housing inside Ross
Clark Circle
The City of Dothan can support local developers and builders by offering fee waivers, assistance with demolition, and donation
of land bank properties. All incentives should assist developers to bridge the gap inherent in the development of price
appropriate housing projects. The waiver of planning or permitting fees can vary by percentage which could be based on
square footage or type of price appropriate housing. It is recommended that the City aid in the demolition of existing structures
through CDBG funds or other identified funds. One final incentive is the donation of land bank owned property to developers.
Land costs account for roughly 20% of total development costs according to the Developers Focus Group (Appendix B); such
an incentive will positively impact the feasibility of price appropriate development projects.
Goal #4 - Create lending consortium for large scale price appropriate housing development
The purpose of a lending consortium is to allow a pool of lenders to minimize risk on development projects. Usually, a pool
of lenders will form an entity under a separate name where each provides an equal amount of funds. This tool, or entity, allows
individual lenders to not bear the complete brunt of financial risk through equal risk mitigation involved in the project.
Without the consortium, these lenders would not have invested in the project. The lending consortium is best used for large
scale housing developments due to large amount of risk as well as the proportional return on investment. Such large risks
may dissuade individual investors but would be a perfect investment opportunity for a lending consortium.

TARGETED MODEL BLOCK AND CATALYTIC PROJECTS
Discovery of high concentrations of housing units in blighted condition (within Central Dothan) prompted the need to
establish rehabilitation, preservation, and demolition programs in these neighborhoods. These conditions came to be due the
aging of housing stock along with a general lack of investment. Essentially, the market to develop housing outside of Central
Dothan was and still is more lucrative. Without any intervention or investment, decay and blight has grown within these
neighborhoods. The Targeted Model Block and Catalytic Projects Focus Area aggregates several broad strategies with the
purpose to bring homes back into the tax roll, increase the supply of price appropriate housing for low and middle incomes
households, maintain and increase housing condition, and reduce the overall negative influence from blighted properties.
The goals outlined will assist in the creation of a provision for developer qualifications, process for strategic selection of
projects, and rental and vacant property registry program, and a selective demolition program.
Goal #1 – Establish process and qualifications for builder participation
The City of Dothan will need to create a Request for Qualifications process to identify and establish a pool of qualified
developers and builders. Additionally, it is recommended that the City create rehabilitation design standards to uphold a high
quality of construction and design. The Request for Qualifications should outline general roles and responsibilities for developers
and builders such as project budgets, renovation plans, and master schedules to name a few. An objective selection guideline
will assist the City to select developers and builders based on their skill sets, capacity, and experience in accordance with the
implementation strategy. The rehab and design standards should be oriented towards preservation of architectural character,
aging in place features, and sustainable practices. The sustainable practices should be heavily emphasized due to the persistent
weatherization issues found within Priority Project Area neighborhoods.
Goal #2 – Establish process to strategically identify housing rehab and preservation projects
Implementation of a rehabilitation and preservation strategy requires an objective process to identify individual projects and
ultimately, an overall model block. The process to identify these projects will require the coordination between the parcel
analysis, proactive code enforcement, the objective selection criteria for projects, and design guidelines. Once targeted blocks
have been identified, they will all be organized under a model block to maximize resources, manage risks, and create synergy
between the various strategies.
Results from the parcel analysis will identify which Priority Project Areas should receive high consideration for rehabilitation
and preservation strategies. It is critical to create an objective criterion for the selection of an area to diminish political influence
and implement the correct approach. If the approach is to target low hanging fruit, or homes which require a small amount
of preservation activity, then Priority Project Area One, with 39.9% of homes in fair condition, would be a good example to
implement such an approach. If the approach is to create the most visible impact, or homes which require a range of substantial
rehabilitation activity, then Priority Project Area Two, with 56.0% if homes in poor or worse condition, would be a good
example to implement such an approach.
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Implementation of a proactive code enforcement strategy is an indirect form of rehabilitation and preservation activity. The
aim is to ensure surrounding properties do not defer into a worse condition and ultimately detract from the positive impacts
of surrounding projects. Example of a proactive code enforcement strategy includes a resident reporting portal, where citizens
can participate in the identification of properties with code enforcements issues. Creation of an objective selection criteria
for rehabilitation and preservation projects is essential to reduce the risk of undertaking expensive and unfeasible projects.
The criteria should examine all aspects of a home and especially on high priced repairs such as roofs, foundations, and
weatherization. The examination could be in a point based format; homes that score high require less renovation activity and
vice versa. Properties with a low point grade should be referred to the demolition program.
Before any strategies are implemented, a model block must be planned and created. The model block will serve to coordinate
the different strategies to act as a catalytic force in the neighborhood. Additionally, the model block will assist in the dedication
of resources towards specific strategies and activities. The block by block approach will aim to change the community one
block at a time, with gradual expansion over time to encompass more areas to build upon the previous successes and benefits
As with any rehabilitation, renovation or community redevelopment program, there is always an underlying concern that
long-time residents will be forced out once community transformation begins. New or improved housing projects will increase
property values, and as a result, begin to attract new residents. Residential displacement could occur as an unintended
consequence of improving the neighborhoods. As a proactive step, the City and Housing Authority should commission a
community retention study to determine what is needed to retain long time, or legacy residents. Information gathered from
the community retention study can be used to formulate strategies to mitigate potential displacement that could occur as a
result of community improvements..
Goal #3 – Establish rental and vacant property registry programs
A Rental Registry Program should be created to assist in the identification of problem properties, encourage landlords to
address deferred maintenance, and implement good property maintenance practices. These can be achieved through the
creation of a voluntary registration program, complete with compliance guidelines, rules, and regulations followed by a
mandatory registration program. Identification of rental problem properties should be based on an objective criterion, which
includes vacancy rates, building condition, and code enforcement issues. Implementation of a registry program could occur
in Priority Project Areas Two and Four, where 60% and 22% of rental properties are in a poor or worse condition, respectively.
It is highly recommended to launch a pilot program which is voluntary and then shift to a mandatory program in the future.
Guidelines for a voluntary program should be established before program kickoff and should include compliance measures
and timelines. The program should require property owners to hold a business license and register all rental units within in
the City of Dothan. The program would also allow for random or routine inspections regardless of whether a property has
code violations. Inspections should be based on a set of minimum standards designed to maintain the condition of the housing
stock. Lastly, it should create a mechanism for identifying single family rental properties (i.e. through utility usage) to help
track down neglectful landlords. No fee should be charged during the voluntary program to encourage landlord participation

Source: City of Dothan
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and to work through program hurdles and deficiencies. It could be possible for the city to assist voluntary participants to
obtain a business license as a sign of cooperation.
Participation in the pilot program should inform the creation of guidelines and structure for the mandatory program.
Noncompliance penalties, title changes, and a grandfather process (to move pilot program participants into the mandatory
program) must be established. Penalties can be structured in a variety of manner such as increased percentages off repeat
offenses or per unit count. A policy should be established for penalties to be put into a special fund for Rental Registry
Incentives and Programs. Guidelines for title changes is crucial to ensure that new owner are not only aware of the program
but also participate and comply. Equally as important, a process to grandfather voluntary participants into the new program
will ensure easy transition and continued compliance from these owners.
As a support to those property owners who do register their properties, landlord and property management training should
be provided with access to funds for property renovations upon completion of training. Other landlord incentives could
include tenant screening and placement assistance, responsible renter training, funding pool that covers physical damages or
other losses, and expedited eviction process to assist in removing those tenants with continued violations. The City could also
offer tax abatement for rental property owners to reinvestment in existing properties, and/or for investors who rent to families
with incomes of 80% AMI or less. Possible renter incentives could include pre-homeownership counseling similar to Habitat
for Humanity programs to encourage conversion from renter to homeowner.
In addition to a rental registry, a vacant lot registry could should be implemented throughout the City of Dothan. The program
should consist of an objective criterion for the selection of such lots. The criteria should be based on vacancy, abandonment,
and foreclosed properties for inclusion into the database. Implementation of the program could occur in Project Priority
Areas One or Two, where roughly 35% of properties were identified as vacant lots. It is recommended that the registry include
a process with strict timelines to notify the Land Bank when a property is entered into the database and when the property
becomes available for purchase through foreclosure of lien accumulation.
Goal #4 – Develop a selective demolition program to reduce blight and create redevelopment opportunities
The City of Dothan should implement a selective demolition program to not only remove the negative influences on surrounding
properties, but to expand the redevelopment opportunities within the neighborhood as well. A successful demolition program
should require an objective set of criteria to identify and select demolition targets, guidelines to assign demolition projects to
vendors, and a process for the Land Bank to capture the property and clear the property title. A property which seamlessly
goes through the process will be free of title issues and be ready for redevelopment of price appropriate housing.
The demolition program should identify potential demolition targets through the results of the parcel analysis. Properties
identified as potential demolition candidates would be ideal for the first rounds of demolition. Additional demolition includes
those which have gone through the scoring system (for rehabilitation and preservation project selection). The list of properties
identified for demolition can be divided in different “priority levels” based on proximity to the block model, building condition,
and cost of demolition. Proper guidelines should be created to assign the demolition of buildings to qualified vendors. This
should include a strict timeline to ensure the demolition is completed in a timely manner and does not impact the schedule
of other surrounding projects. The last piece of the demolition program is to create a process which ensures the property is
transferred to the established Land Bank Authority. The land bank authority will then clear the property title of any liens and
back taxes to ensure redevelopment of the property without any legal hurdles.
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HOUSING FUNDING AND FINANCING
Without the use of dedicated funding sources, it is very difficult to create and sustain neighborhood redevelopment initiatives.
Counties and municipalities across the nation have experimented with various funding sources, structures, and entities to
generate needed funding for development and redevelopment purposes. The Housing Funding and Financing Focus Area
aggregates these best-practices and knowledge to identify sources and funding for implementation of housing initiatives and
strategies, identify sources for development subsidies from the City and Housing Authority, and creates a lending pool to
leverage public funds and encourage redevelopment within Priority Project Areas.
Goal #1 – Identify sources and funding for implementation of housing initiatives and strategies
As with any other government agency, the City has limited public resources available for implementation of housing initiatives
and strategies. Currently, federal funding is limited to Community Development Block Grant funds, with this allocation
flucating each year. To combat the reduction in federal funding, counties and municipalities across the nation have established
policies for public fund investments in priority areas as well as obtain public funding to be leveraged with private funds. The
recent trend among local governments is to set aside general funds for the express purpose of investing in blighted areas as a
mechanism to attract private sector investments. The use of general funds can be supplemented through a variety of means
including local option sales taxes or increments generated from hotel use fees, entertainment fees, etc. The use of this income
stream as payment can be used to generate upfront funding for various strategies and projects.
Public intervention is generally the only source of funds that can be used to stimulate reinvestment into disinvested and
blighted neighborhoods. Private sector developers, private investors, and conventional lending institutions all view investing
their resources into blighted neighborhoods as too risky. However, these institutions can be encouraged to invest in these
areas if the public sector can absorb some of the initial investment risk. Over time, private sector investors will develop a level
of comfort that will allow them to invest in neighborhoods that have a clear plan of action for reinvestment and more importantly
demonstrate that the reinvestment strategy is being successfully implemented.
As in any other government agency, the City has limited public resources available for implementation of housing initiatives
and strategies. Federal funding is limited to Community Development Block Grant funds, with this allocation fluctuating
each year. To combat the reduction in federal funding, counties and municipalities across the nation have established policies
for public fund investments in priority areas as well as obtain public funding to be leveraged with private funds.
Goal #2 – Identify sources for homebuyer and development subsidies from the City and Dothan Housing Authority
The leverage of funds from the City and Dothan Housing Authority can be used to assist development subsidies alleviate
current affordable housing issues in Dothan. A homeowner assistance program can be used in conjunction with private funds
to encourage residents to become new homeowners in Dothan, and structured in a way to assist with down payments and
closing costs. Development assistance programs can be targeted towards developers to entice an increase in the supply of
affordable housing. The Federal Home Loan Bank offers funds through an annual competitive process that both the City and
the Dothan Housing Authority can participate in. The Dothan Housing Authority should also consider a RAD CHAP
application. Successful RAD CHAP award opens up access to HOME, CDBG, and other fund types.
Goal #3 – Create lending pool to leverage public funds and encourage redevelopment within Priority Project Areas
The City of Dothan can follow in the footsteps of the Housing Trust Silicon Valley 2015 Loan Pool. The lending pool was
created fund price appropriate housing to make these projects viable and realized. The rationale behind the pool was based
on shared risk to create a great impact in their community. As individual financial institutions, they were able to finance small
deals which did little to impact the workforce housing market. As a collective, these financial institutions were able to not
only impose a greater positive impact on their community but as well achieve their Community Reinvestment Act requirements.
Additional benefits of the lending pool allow for flexible loan criteria due to shared risk and the ability to offer less than market
rate return on investment requirements on deals.

MARKETING AND RE-BRANDING CAMPAIGN
Well intentioned housing initiatives can easily fail because of negative perceptions that have been shaped by negative stereotypes.
This was evidenced by the negative responses to the phrase ’affordable housing’. These stereotypes and negative perceptions
can be easily altered by a strategic marketing and branding campaign that focuses on creating positive perception of affordable
housing and awareness of housing education opportunities. Such a campaign can change attitudes and re-shape perceptions
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about affordable housing, or price appropriate housing, driving up interest and support for these initiatives. Using a newly
defined housing vision, an overarching branding identity that highlights the goals of the program should be developed as
well.
Goal #1 – Recruit Community Champions and establish roles and responsibilities
The Community Champions program supports the development of price appropriate housing through education and creating
community connections. This program is a unique way to further community engagement along with creating support for
programs and strategies. To ensure that the Community Champions are promoting the overall strategy efficiently, a set of
policies and procedures for recruitment, selection, activities, and training are necessary. The recruitment of champions will
be based on their influence and interest in the community. Ideally, a champion would be a highly influential individual who
has demonstrated a positive engagement and participation in the community. The selection process for champions should be
based on several criteria such as public speaking, vocabulary, outreach ability, and overall knowledge of the development
process. A list of activities should be defined prior to the start of the program to ensure that the champions are working in a
collective manner. Activities could potentially include hosting workshops, attending community meetings, social media
involvement, and event attendance. These activities could be expanded or contracted at any time. Continual training and
development of champions is necessary to ensure the correct message is delivered to residents. The program should include
required quarterly trainings to keep champions informed and serves as a moment for participants to exchange best practices.
Goal #2 – Educate residents on subject matter and support housing initiatives
The education component of the Community Champions program would be delivered to residents though workshops, social
media, and newsletters. Consistent with the findings from the 2016 Analysis of Impediments to Fair Housing Choice, these
recommendations support the necessity of a strong and consistent housing education component. The educational workshops
will be hosted on a quarterly basis throughout all of the City of Dothan. These workshops can be hosted at a variety of locations
throughout the City of Dothan including religious institutions, financial establishments, community centers, libraries, schools,
and local real estate offices. These workshops could accompany events with a similar subject matter such as homebuyer
education classes and resident financial classes. The usage of social media accounts allow Community Champions to be present
outside of these workshops and continue educating residents. Social media accounts can include popular sites (Facebook,
Linkedin, Twitter) and neighborhood centric sites (Neighborly, Next Door). It is understandable that not all news consumption
comes from online and social media sources. Therefore, the program should request Community Champions to create quarterly
newsletters to deliver to residents along with writing op-eds on local newspaper circulations. These can be posted on the City
of Dothan’s website or hosted through a website dedicated to Community Champions and their cause.
Goal #3 - Create visual identity, and marketing and branding tactics that support price-appropriate housing
development for all citizens of Dothan.
The marketing and branding of affordable housing development in Dothan is just as important as the strategic development
and redevelopment of needed price appropriate housing. Community input suggests prevalence of negative perception of
affordable housing, thus a rebranding of affordable housing and implementation of these recommendations would be essential.
These tactics should include securing a professional marketing/branding entity that understands neighborhoods, housing,
and community development. The end product should be a resident approved branding of the community that encompasses
the history, spirit, and future of the neighborhood. Other tactics should include the development of visual identity that projects
the positive aspects of price appropriate housing as well as marketing and branding events which can be sponsored by
Community Champions using endorsed visual identity. These items could be used as an additional educational tool for Dothan
residents to comprehend the benefits of price appropriate housing and the attraction of the neighborhood.
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Prior to the development of the Strategic Affordable Housing Implementation Plan, efforts to address the
housing needs of the City and the surrounding market were primarily geographically scattered and
projects were influenced by available public funding. There was also no true quantifiable measure of
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Dothan Study Area. The following goals have been identified as implementation priorities to be achieved within the next
three (3) years:
Focus Area One - Create Coordinated Organizational and Administrative Structure to Implement Strategies
Goal #1 - Establish clear roles and responsibilities for implementation
Goal #2 - Establish roles and responsibilities of land banking entity
Goal #3 - Establish mechanisms for tracking vacant, abandoned, foreclosed, and rental properties inside Ross Clark Circle
Focus Area Two - Legislative Actions
Goal #1 - Structure land banking framework to expeditiously acquire properties for the purpose of responsible redevelopment and public purpose
Goal #2 - Create local ordinances to mitigate increasing high risk properties
Focus Area Three - Capacity Building, Housing Education, and Comprehensive Strategic Planning
Goal #2 - Focus short term housing implementation strategies in Priority Project Areas for comprehensive approach
Goal #3 - Build capacity of small local housing partners to implement housing initiatives in selected Priority Project Areas
Focus Area Four - Strategic, Comprehensive Infill and Multi-Family Development
Goal #4 - Create lending consortium for large scale price appropriate housing development

Focus Area Five - Targeted Model Block and Catalytic Projects
Goal #2 - Establish process to strategically identify housing rehab and preservation projects
Goal #3 - Establish rental and vacant property registry program
Goal #4 - Develop a strategic demolition program to reduce blight and create redevelopment opportunities

Focus Area Six - Housing Funding and Financing
Goal #1 - Identify sources and funding for implementation of housing initiatives and strategies
Goal #3 - Create lending pool to leverage public funds and encourage redevelopment within Priority Project Areas
Focus Area Seven - Marketing and Re-Branding Campaign
Goal #1 - Recruit Community Champions and establish roles and responsibilities
Goal #2 - Educate residents on subject matter and support housing initiatives
Goal #3 - Create visual identity, and marketing and branding tactics that support price-appropriate housing development for all citizens of Dothan
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The primary objective of the development of the Dothan Strategic Affordable Housing Implementation Plan is to deliver
implementable action items that address the unmet housing needs of Dothan residents, and can garner broad community
support from elected officials, community stakeholders and community residents. This study was laid out in a linear fashion
that documented previous plans and studies, collected and analyzed data, analyzed community input and feedback, takes into
consideration community input and recommends a plan of implementable action steps designed to execute vision implementation.
A variety of recommendations with action steps have been laid out within this study for the implementation of the vision to
occur inclusive of:
• Coordinated organizational and administrative structure through which the various implementation action steps can
occur;
• Legislative actions that will be necessary to be flexible in acquiring, holding, assembling and disposing of property for
affordable housing development;
• Comprehensive planning, capacity building and housing education to ensure that small housing non-profits and faithbased organizations have an opportunity and the resources to provide needed quality housing and related services for
low to moderate income populations in an efficient manner;
• Comprehensive housing development that creates opportunities and incentives for builders and developers to participate
in affordable housing development;
• Comprehensive housing rehabilitation and catalytic projects that would allow for targeted model block rehab and infill
affordable development projects;
• Housing funding and financing mechanisms that address both developer and homebuyer subsidies from a private and
public investment perspective; and
• Marketing and branding campaign to create community support for affordable housing at all income levels, and awareness
of the importance of price-appropriate housing
While the recommendations extended across many areas, these recommendations create the policies and processes necessary
to set the foundation for a more in-depth housing plan in the future. The Plan demonstrated that there is a definite need for
price appropriate housing at some level across all income stratifications – some more intense than others. The City of Dothan
has an opportunity to capitalize on its growing regional labor force and recent economic expansion and successfully meet this
need, but there must be intentional, collaborative public and political support concerning priorities and funding if this will
work. The Plan and resulting implementation recommendations and action steps can be used as a tool to empower community
residents and stakeholders and establishes a path that leads to improving the price-appropriate housing landscape for all
residents and stakeholders of the City.
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APPENDIX A
Glossary
Price appropriate housing for households with incomes at or below
80% of the Area Median Income for the HUD. current year.

Affordable Housing

Price appropriate housing for households with incomes between
80% and 120% of the Area Median Income for the HUD. current
year.
Boundaries used to measure factors impacting the housing markets
at different levels.

Workforce Housing
Study Boundaries
Property

All observable variables (buildings, land, etc.) within a parcel.

Parcel

Official property lines as dictated by the local government authority.

Parcel Analysis
Building or Structure in Good Condition
Building or Structure in Fair Condition
Building or Structure in Poor Condition
Building or Structure in a Deteriorated
Condition
Building or Structure in a Dilapidated
Condition
Building or Structure
Demolition Condition
Blighted Condition
Price Appropriate Housing
Cost Burdened
Priority Project Area
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in

a

Potential

An analysis of parcels to examine conditions and characteristics.
Buildings or structures in sound condition.

Buildings or structures which require only minor repairs such as
painting and landscaping. Minor repairs can be completed within a
day/weekend and will typically cost less than $1,000 in repairs.
Buildings or structures which indicate deferred maintenance and
require some level of general repairs. Will require repairs with
more than $1,000 in repairs.
Buildings or structures which require major repairs such as a new
roof, foundation, siding or windows. These can be rehabbed and
repaired for a substantial amount of funds.
Buildings or structures which require extensive rehab or
remodeling to reactivate. These buildings or structures are
questionable whether it should be saved.
Buildings or structures which are a candidate for demolition. The
buildings or structures are burnt, missing a roof, or are collapsing.

Buildings in a Deteriorated, Dilapidated, or Potential Demolition
condition.
Housing mortgage payments or rents which do not exceed 30% of a
household’s income.
Households which pay over 30% of their income on housing
mortgage payments or rents.
Catalytic areas where price appropriate housing developments and
investments can take place to maximize proposed application of
public and private resources and programs
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5 Rent - Group Homes
5 Rent - SF Homes
7 Own - SF Attached
7 Own - Group Homes
7 Own - Multifamily
10 Rent - Other
11 Own - Other

4 Transitional Housing
6 Own - Multifamily
7 Own - SF Attached
7 Rent - Group Home
9 Own - Group Home
9 Rent - Other
9 Own - Other

Question 2 - What housing types are needed?
Development
Rank Housing Professionals Rank
Community
1 Rent - Multifamily
1 Rent - Multifamily
2 Own - SF Home
2 Rent - SF Attached
2 Rent - SF Attached
3 Own - SF Home
4 Transitional Housing
4 Rent - SF Home
Own - SF Home
Rent - Multifamily
Transitional Housing
Rent - SF Attached

Lenders & Funders

5 Own - SF Attached
6 Rent - SF Home
6 Own - Multifamily
6 Rent - Group Home
6 Own - Other
10 Own - Group Homes
10 Other - Rent

1
1
1
4

Rank

Question 1 - Who needs affordable housing?
Development
Rank Housing Professionals Rank
Rank Lenders & Funders
Community
Single Parent
1 Single Parent Families 1
1 Single Parent Families
Families
2 Special Population
2 Seniors/Retirees
2 Seniors/Retirees
Families w/ Young
Families w/ Young
3
3 Special Population
3
Children
Children
Families w/ Young
4 Seniors/Retirees
4
4 Special Population
Children
5 Millennials/Couples
5 Millennials/Couples
5 Millennials/Couples
6 Other
6 Other
6 Other

Section 1 - General Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study

6/13/2017

5 Rent - SF Home
6 Own - Multifamily
6 Transitional Housing
9 Own - Other
9 Rent - Group Homes
9 Own - Group Homes
9 Rent - Other

1
1
3
3
5
5
7
7
7
7
7

1
2
3
3

Rank

Own - SF Attached
Rent - Group Homes
Rent - Multifamily
Own - Multifamily
Own - Group Homes
Rent - Other
Own - Other

Own - SF Home
Rent - SF Home
Rent - SF Attached
Transitional Housing

Ministers

5 Millennials/Couples
6 Other

5 Millennials/Couples
6 Other

Employers &
Government
Rent - SF Attached
Rent - Multifamily
Own - SF Home
Own - SF Attached

4 Seniors/Retirees

4 Special Population

Rank

2 Special Population
Families w/ Young
3
Children

Ministers

2 Seniors/Retirees
Families w/ Young
3
Children

Rank
1 Single Parent Families

Employers &
Government

1 Single Parent Families

Rank

April 2017

Overall

Own - SF Home
Rent - Multifamily
Rent - SF Attached
Transitional Housing

Overall

5 Rent - SF Home
6 Own - SF Attached
7 Own - Multifamily
7 Rent - Group Homes
9 Own - Other
10 Own - Group Homes
11 Rent - Other

1
2
3
4

Rank

4

Families w/ Young
Children
5 Millennials/Couples
6 Other

3 Special Population

2 Seniors/Retirees

1 Single Parent Families

Rank
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1 Rent - $601 to $900

2 Rent - $0 to $300

2 Rent - $0 to $300

3 Rent - $601 to $900

2 Rent - $601 to $900

2 Rent - $0 to $300

1 Rent - $301 to $600

1 Own - $75,001 to
$90,000
3 Own - $50,000 or
less
Own - $90,001 to
4
$120,000
2

Own - $75,001 to
$90,000

2 Own - $50,000 or less

Employers &
Government

2

Own - $75,001 to
$90,000

2 Own - $50,000 or less

1 Own - $50,001 to
$75,000

Rank

2 Rent - $601 to $900

6/13/2017

Own - $75,001 to
$90,000

Ministers

Rank
Ministers
1 Homeownership
2 Preserva�on
3 Seniors
4 Mixed Use
5 Mixed Income
6 Millennial
6 Microhousing
8 Other

4 Own - $90,001 to
$120,000
Own - $120,001 to
4 $150,000

Own - $50,001 to
2 $75,000

2 Own - $50,000 or less

1

Rank

3 Rent - $601 to $900

2 Rent - $0 to $300

Ministers

2 Rent - $0 to $300

Rank
1 Rent - $301 to $600

Employers &
Government

1 Rent - $301 to $600

Rank

April 2017

Ques�on 4 - What should the housing priori�es be, given limited resources, compared to the overall need?
Rank Housing Professionals Rank
Rank Lenders & Funders
Rank
Development
Employers &
1 Homeownership
1 Homeownership
1 Preserva�on
1 Mixed Income
2 Preserva�on
1 Preserva�on
2 Homeownership
1 Mixed Use
3 Seniors
1 Mixed Income
2 Other
3 Millennial
4 Mixed Use
1 Mixed Use
4 Preserva�on
5 Mixed Income
1 Microhousing
4 Microhousing
6 Millennial
6 Homeownership
6 Microhousing
8 Other

2

Own - $50,001 to
$75,000
Own - $90,001 to
4
$120,000
Own - $120,001 to
4 $150,000

2 Own - $50,000 or less

Ques�on 3 - How much do you think aﬀordable ownership housing cost?
Development
Rank Housing Professionals Rank
Rank Lenders & Funders
Community
Own - $75,001 to
Own - $50,001 to
1
1
1 Own - $50,001 to
$90,000
$75,000
$75,000

1 Rent - $301 to $600

1 Rent - $301 to $600

Ques�on 3 - How much do you think aﬀordable rental housing cost?
Development
Rank Housing Professionals Rank
Rank Lenders & Funders
Community

Kick Oﬀ Mee�ng - Focus Group Response Summary

Dothan Aﬀordable Housing Study

Overall

Own - $50,001 to
$75,000

Overall

Rank
Overall
1 Seniors
2 Preserva�on
2 Mixed Use
3 Homeownership
4 Mixed Income
5 Millennial
6 Microhousing
7 Other

- $90,001 to
5 Own
$120,000

4 Own - $50,000 or less

3 Own - $120,001 to
$150,000

1 Own - $75,001 to
$90,000

1

Rank

3 Rent - $601 to $900

2 Rent - $0 to $300

1 Rent - $301 to $600

Rank
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4 Establish a Church CDC
4 Establish CDCs
project
4 Iden�fy
communi�es

2 FHCB Sponsor
2 Grants
2 Homeownership
Programs
2 Homeownership
Programs

1 Land Assembly

1 Land Write Down

1 Quality partnerships

Homebuyer Educa�on

Landlord
Accountability

Second Chance
Lending

Weatheriza�on
Funding

Demoli�on

Homeownership
programs

Housing conversion

Light deposit
requirements

Private/public
partnership

Renova�on Grants

Senior Housing

Transporta�on

3

3

3

3

4

4

4

4

4

4

4

4

1 Workforce Training

2 Assess housing needs

1 Economic
Development

Aﬀordable Housing

3

3 Public/private
Partnerships
3 Re-use of Property

facilitate
2 En�ty;
development
2 En�ty; manage aﬀor.
housing

2 One-Stop Shop

2 Landlord Accountability

6/13/2017

2 Expand Financing Op�ons 3 Sector Commitment

3 Preserva�on

community
4 Church
engagement
4 Meet pastors

4 Educate people on
development plans

4 Develop Bank-owned
proper�es

4 Develop a Master Plan

4 Clear Vacant Lots

4 Clean up the
neighborhood

4 Deﬁne aﬀordable
housing

4 Church ac�vely build
homes

School
3 Howell
Redevelopm.
3 Mixed Use Housing

3 Aﬀordable Housing

3 Good based incen�ves

2 Create CDCs/CLTs

2 Compass Home Program

2 Aﬀordable Housing
Bonds

2 Homeowner Educa�on

1 Crea�ve Inﬁll
Development

2 Landlord
Accountability

2 Aﬀordable Housing

1 An�-Displacement
Strategy

Create CDCs/CLTs

1 Rehabilita�on eﬀorts

2

1 Downtown
Revitaliza�on

1 Rehabilita�on Eﬀorts

1 Address high u�lity
costs

Rehabilita�on Eﬀorts

1

Rank Housing Professionals Rank
Overall

6 Weatheriza�on
Funding

6 Second Chance
Lending

6 Homeownership
programs

6 Homeowner Educa�on

6 Homebuyer Educa�on

Downtown
4 Revitaliza�on

4 Aﬀordable Housing

Landlord
2 Accountability

2 Create CDCs/CLTs

1 Rehabilita�on Eﬀorts

Ques�on 5 - What ac�vi�es should be undertaken within the next 5 years to encourage/s�mulate more aﬀordable housing produc�on or preserva�on?
Development
Employers &
Rank Lenders & Funders
Rank
Rank
Rank
Ministers
Community
Government

Kick Oﬀ Mee�ng - Focus Group Response Summary

Dothan Aﬀordable Housing Study

City of Dothan Strategic Affordable Houisng Implementation Plan

67

3 More than Public
Housing

1 40% of AMI

3 Comfortable within
means

6/13/2017

2 HSG Authority

Aﬀordable for Low
Income

1
1 Clean, Safe Housing

1 Educa�on

3 40%-50% of AMI

2 Aﬀordable for
everyone

Employers &
Government
1 30% of AMI

Rank

April 2017

1 Income of $50,000

3 Allow to provide for
family

1 Tax Credit Housing

2 Aﬀordable for
everyone

Ques�on 6 - What is your deﬁni�on of aﬀordable housing?
Development
Rank Housing Professionals Rank
Rank Lenders & Funders
Community
1 Subsidized Housing
1 30% of AMI
1 80% of AMI

Kick Oﬀ Mee�ng - Focus Group Response Summary

Dothan Aﬀordable Housing Study

Ministers

3 Public Housing

3 Not paycheck to
paycheck

3 Family cost at a minimum

housing at
2 Decent
reasonable price

1 Live within means

Rank
Overall

3 Live within means

for
2 Aﬀordable
everyone

1 30% of AMI

Rank
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5 Greater Beulah Church
5 South of Downtown
5 East of Downtown

6/13/2017

5
5
5
5
5
5

Lakeview
MeRae Homes
Montana Street
Near Public Housing
Pa�erson Street
Undeveloped Area

Ques�on 7 - In what neighborhoods is aﬀordable housing needed most?
Development
Employers &
Rank Housing Professionals Rank
Rank Lenders & Funders
Rank
Rank
Ministers
Community
Government
1 Bap�st Bo�om
1 Bap�st Bo�om
1 Inside the Circle
1 Downtown
1 South of Downtown
2 Johnson Homes
1 Citywide
1 Areas of least stock
2 Citywide
2 Downtown
3 Lakeview
2 South of Downtown
2 North-East of Downtown 2 Lakeview
2 Mar�n Homes
4 Inside Circle
2 East of Downtown
5 Bamadell
5 All of Dothan
2 Countywide
Areas
of
Concentrated
South-West
of
Downtown
5 Henry Greens
2
5
Poverty
5 Johnson Homes
5 Downtown

Kick Oﬀ Mee�ng - Focus Group Response Summary
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Bap�st Bo�om
Citywide
Downtown
Lakeview
South of Downtown
East of Downtown
Inside Circle

Overall

6 Mar�n Homes

6 Johnson Homes

1
2
3
3
5
6
6

Rank
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Question 1 -Describe a typical client?
A Low Income, Single Parent Families
B Homeless
C Single Mother beneath the Poverty Line
Question 2 - What are the top three challenges for your clients relative to securing affordable housing?
A Job Attainment
B Job Retention
C Finance
D Safety
E Credit
Question 3 - What are the current services or support offered to clients to assist with their housing needs?
Dothan Housing
A
Authority
Dothan Rescue
B
Mission
Question 4 - What additional services or support do you feel is needed?
Second Chance
A
Lending
B Transitional Housing
C Budgeting Classes
D Rental Support
Question 5 - What related objectives would be important to housing support?
A Financial Education
B Improving neighborhood infrastructure

Section 2A - Specific Housing Professional Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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Question 6 - When you consider housing choice, how important is the idea of "neighborhood"?
A Very Important
B Extremely Important
Question 7 - Should de-concentration of poverty be a central goal of affordable housing?
A Yes
Question 8 - What do you think is the correct balance between containing costs to serve more families, or create fewer projects that more fully
meet needs?
Not Available
Question 9 - If there were a coordinated housing strategy between the City, County, and other partners, what should the emphasis be placed
on?
A Rehabilitation Efforts
B Affordable Housing
C Transitional Housing
Question 10 - Who currently owns the affordable housing stock?
A Not sure
Question 11 - Should there be a concentrated focus on seniors and their related housing needs?
A Yes
Question 12 - Is there anything we did not ask or discuss that we should have concerning affordable housing?
A Rental Registry
B Baptist Bottom as part of Downtown

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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Question 1 -What type of product are you currently building?
Not Available
Question 2 - What is your average development cost for the product you are building?
Not Available
Question 3 - What are the current land use or zoning conflicts?
Not Available
Question 4 - What are current policies that discourage building affordable housing?
A Lack of Homeownership Education
Question 5 - Are there current policies that the City should have that they do not?
Homeownership
A
Programs
Question 6 - What are the market barriers you face?
A How to apply for affordable housing
B How to apply for homeownership assistance
Question 7 - How might you stimulate affordable housing construction?
A Homeownership Education Classes
Question 8 - To what extent is it important to have innovative approaches to work better and faster?
Not Available
Question 9 - Who currently owns the affordable housing stock?
A Dothan Housing Authority
B Investor Owners
Question 10 - Should there be a concentrated focus on seniors and their related housing needs?
A Yes
Question 11 - Is there anything we did not ask or discuss that we should have concerning affordable housing?
A Whom are the minority of the community?
B Why are minorities under-represented in the bank and mortgage department?
C Who are the majority stakeholders whom rent versus own?

Section 2B - Specific Development Community Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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A Tax Exempt Loans for Construction/Rehab
B Find Backing/Guarantee by a group or state organization
C Specific Loan Product for low income home buyers
Question 4 - What are current lending/funding requirements for borrowers or grantee?
A Minimum Credit Score of 620
B No Credit Score Limit; 15% Downpayment; 40% Debt-to-Income
Question 5 - What are some of the financing challenges of applicants?
A Credit Score
B Downpayment
C Resources for Home Renovations
D Required Income

6/13/2017

Question 3 - What additional products or services would you like to offer to support affordable housing development that you currently do not?

Question 1 -What do you see currently happening to the affordable housing market in Dothan?
A High land cost
B Poor Housing Stock
C Reparation of existing loans
D Scattered Effort
Question 2 - What affordable housing initiatives and project do you currently fund/support/offer?
A Home Mortgage: 30 Year Fixed, no PMI, minimum 620 credit score
B 100% Finance, No PMI
C Conventional Loan

Section 2C - Specific Lender & Funders Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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A Duplex Type Housing
Question 10 - Should there be a concentrated focus on a particular market/group and their related housing needs?
A Low Income Families
Question 11 - Is there anything we did not ask or discuss that we should have?
Not Available

Question 9 - What do you think is the correct balance between containing costs to serve more families, or create fewer projects that more fully meet needs?

A An aggressive Housing Authority; purchase and renovate existing stock
B Create pools of funds to assist with reparations and education classes
Question 8 - How can private sector housing development be leveraged in affordable housing solutions?
A Tax Exempt Loans for Rehabilitation of existing stock
B Funding Assistance

Question 7 - What are some innovative ways that private sector funding can leverage public sector funding for affordable housing development?

Question 6 - What are market barriers you face when considering additional funding for housing development projects?
A Entity with Cash Flow to support debt services
B Rehabilitation of existing stock

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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Question 1 -How do most employers get to work?
A Private Vehicle
B Drive
Question 2 - Where do employers generally live?
A 35% Dothan-65% Outside of Dothan
B Dothan
Question 3 - Do you provide shuttle/transportation to and from the workplace?
A No
Question 4 - When hiring and you are asked "what is the quality of life in the neighborhood?", what is your response?
Not Available
Question 5 - What types of housing would be important to your employees?
A Single Family Homes
B Land to build on
Question 6 - What related objectives would be important to housing support?
A Better Jobs
B Better Schools

Section 2D - Specific Government & Employer Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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Question 7 - What kind of job opportunities do you have coming up in the next five to ten years?
Not Available
Question 8 - What city-wide industry growth is anticipated in the next five to ten years?
Not Available
Question 9 - What is your vision of affordable housing in the City?
A Motivated
Question 10 - Should de-concentration of poverty be a central goal for affordable housing?
Not Available
Question 11 - What do you think is the correct balance between containing costs to serve more families, or create fewer project that more fully meet needs?
A Willing to Invest
Question 12 - If there were a coordinated housing strategy between the City, County, and other partners, what should the emphasis be placed
on?
Not Available
Question 13 - Should there be a concentrated focus on a particular market/group and their related housing needs?
Not Available
Question 14 - Is there anything we did not ask or discuss that we should have?
Not Available

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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Question 1 -Do your church members live in the neighborhood?
A Yes, they live in walking distance to the church.
B No, they live farther away because they cannot afford anything close to the church.
Question 2 - Would it be helpful if they lived closer?
A Yes, but members need nice homes to come back to.
B Yes, they will need a sense of a mission to return to the community.
Question 3 - How open would you be to the church hosting a homebuyer preparation or financial management class?
Not Available
Question 4 - Would you be interested in sponsoring a program?
Not Available
Question 5 - Do you have a CDC or are an affiliate of a CDC/housing development program?
Not Available
Question 6 - What is you vision of affordable housing in the neighborhood?
A The Church acts as a CDC; buy properties and redevelop them for the neighborhood.
Question 7 - Is there anything we did not ask or discuss that we should have?
Not Available

Section 2E - Specific Ministers Questions

Kick Off Meeting - Focus Group Response Summary

Dothan Affordable Housing Study
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49% of renter respondents make less than $25,000 annually
47% of renter respondents spend $300-$601 on housing costs
each month
81% of renters drive a single occupancy vehicle to work each day
When asked “Who do you think needs housing the most in the
city of Dothan?” renters responded that single parent families
(35%), then seniors and retirees (30%), were the most in need of
housing.

•
•
•
•

Source: APD-U Online Survey, 2017

50%, the largest proportion of renters who responded, said that
their rented unit is an apartment.

47% 25-44 years old

60% white

•
•

77% female

•

Demographically, renters who responded to this survey mirrored
the demographics of the survey as a whole, in that respondents
were mostly white females. The demographics of renter
respondents are as follows:

•

•

RESIDENT SURVEY RENTER PROFILE
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49% of homeowner respondents make $50,000-$99,999 annually
23% of homeowner respondents spend $300-$601 on housing
costs each month
87% of renters drive a single occupancy vehicle to work each day
When asked “Who do you think needs housing the most in the
city of Dothan?” homeowners responded that single parent
families (40%), then seniors and retirees (32%), were the most in
need of housing.
Source: APD-U Online Survey, 2017

•
•
•

57% 45-64 years old

•

•

85% white

•

90% of homeowners who responded live in a single family
detached house

67% female

•

Demographically, homeowners who responded to this survey
mirrored the demographics of the survey as a whole, in that
respondents were mostly white females. The demographics of
renter respondents are as follows:

•

•

RESIDENT SURVEY HOMEOWNER PROFILE
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RENTERS

• #1- Location of affordable
• #1- Location of affordable
housing. Respondents expressed a
housing. Respondents expressed
desire to locate quality housing
a desire to locate quality housing
in a suitable location, close to
in a suitable location, close to
amenities in a safe neighborhood.
amenities in a safe
neighborhood.
• #2- Cost of building affordable
housing and financing resources
• #2- Safety of affordable housing
available to developers in order
units in the City of Dothan.
to make the development
• #3- High cost of utilities that
financially feasible.
increases the cost of living, and
• #3- Employment opportunities
poor management and oversight
that would enable people to
of affordable housing units.
afford higher rents, and the
safety of the affordable housing
units in Dothan.
Source: United States Census American FactFinder, 2015 Data

HOMEOWNERS

The most common responses to this question can be broadly grouped into common
themes expressed below:

“What do you think is the biggest challenge for providing
more affordable housing in Dothan?”

RENTER VS. HOMEOWNER- OPEN COMMENTS
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Average
of all
Responses

67% Female
33% Male

78% White
15% Black
7% Other

85% White
11% Black
4% Other

70% Female
30% Male

60% White
28% Black
12% Other

Race

77% Female
23% Male

Gender

50% 45-64
35% 25-44
13% 65+
2% 15-24

57% 45-64
26% 25-44
16% 65+
1% 15-24

46% 25-44
42% 45-64
7% 65+
5% 15-24

Age

Housing Cost

17% <$300

40% $50-$99K
25% $25-$49K 26% $601-$900
25% >$900
21% <$25K
22% $301-$600
15% >$100K

49% $50-$99K
46% >$900
21% >$100K 23% $601-$900
18% <$300
19% $25-$49K
13% $301-$600
11% <$25K

48% <$25K
47% $301-$600
35% $25-$49K 28% $601-$900
16% >$900
14% $50-$99K
9% <$300
2% >$100K

Income

4

38% Single Parents
29% Seniors
15%Singles/Couple
9% Millennials
9% Other

40% Single Parents
32% Seniors
12%Singles/Couple
9% Other
7% Millennials

87% Car
11% Other
2% WFH
1% Carpool

84% Car
12% Other
3% WFH
1% Carpool

35% Single Parents
30% Seniors
19%Singles/Couple
10% Other
6% Millennials

Who needs
housing in
Dothan?

81% Car
17%Other
2% WFH

Mode of
Transportation

RENTER / HOMEOWNER COMPARISON

APPENDIX C
Dothan
Ross Cl ark Ci rcl e Base Map

[
0

0.25

0.5

Miles
1

Legend
STUDY AREA - PARCELS
STUDY AREA - BOUNDARY
Prepared by: APD Urban Planning & Mgmt.
Source: City of Dothan
APD Urban Planning & Mgmt.
Date: 5/11/2017

City of Dothan Strategic Affordable Houisng Implementation Plan

93

Ro ss Cl ar k C ir cl e, D o than A l abam a
Land U se

[
0
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0.25

Single Family wtih shared walls

Golf Course

Single Family no shared walls

Institutional

Multifamily 2 or more units

Parking Lot

Mixed Use

Public Space

Commercial

Vacant Lot

Industrial

N/A

0.5

Miles
1
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Prepared by: APD Urban Planning & Mgmt.
Source: City of Dothan
APD Urban Planning & Mgmt.
Date: 2/22/2018

Dothan
Concentrati on of Vacant Lo ts
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UE>
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Do tha n
Co nce ntr ati on of Si ngl e Fa mi ly
(N o S ha re d Wa l ls Pr ope r ti e s )

d
STUDY AREA - BOUNDARY
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UE>
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Dothan
Concen tratio n of Multi- Family Prop ertie s

d
STUDY AREA - BOUNDARY
WS_Final_Results

n_WS_Final_Multifamily_...

UE>
0 - 85.04595875
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400.9309485 - 1,032.700928
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017

Dothan
Concen tratio n of Parkin g Lots
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n_WS_Final_Parking_Lot...

UE>
0 - 43.06423866
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Do tha n
Co nce ntr ati on of Comm erc ia l Pa rce ls
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017

Dothan
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Dothan
Concentrati on of Ind ustrial Parcel s

d
STUDY AREA - BOUNDARY
WS_Final_Results

n_WS_Final_Industrial_c...

UE>
0 - 67.28766037
67.28766038 - 248.2682641
248.2682642 - 591.6673584

[
0

0.25

0.5

Miles
1

Legend
High
Moderate
Low

102

City of Dothan Strategic Affordable Housing Implementation Plan

Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017

Dothan
Concentrati on of Mixed U se P ar cels
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Ro ss Cl ar k C ir cl e, D o than A l abam a
Pro pert y C o ndi ti on s
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Prepared by: APD Urban Planning & Mgmt.
Source: City of Dothan
APD Urban Planning & Mgmt.
Date: 2/22/2018

Dothan
C o n c e n t r a ti o n o f P o t e n t i a l D e m o l i t i o n P r o p e r t i e s
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Dothan
C o n c e n t r a ti o n o f D i l a p i d a t ed P r o p e r t y C o n d i t i o n s
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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C o n c e n t r a ti o n o f D et e r i o r a t e d P r o p er ty C o n d i t i o n s
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017
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Prepared by: APD Urban Planning & Mgmt.
Source: Windshield Survey 2017 - APD-U
City of Dothan
APD Urban Planning & Mgmt.
Date: 9/14/2017

APPENDIX D

2 DEMOGRAPHIC & ECONOMIC TRENDS ANALYSIS
A.

INTRODUCTION

RKG Associates examined the demographic and economic base trends that are shaping the market conditions
in the Dothan region. An understanding of the recent trends the immediate region provides a context for
making informed decisions on where to invest public resources, subsidies and initiatives in the most effective
affordable housing initiatives. To isolate the need for affordable housing, it is important that this analysis
corresponds to the same geographical boundaries of the residential market analysis and affordable housing
analysis that will be discussed in later chapters. As such, the consultant broke down the City of Dothan by
seven housing submarket areas that exhibit similar market and housing characters. Additionally, the economic
base analysis will examine the economic growth characteristics of the city and will assess the growth potential
for both the institutional and non-institutional sectors of the local economy.

B.

METHODOLOGY

The
demographic
and
Map 2-1
economic base data for this
analysis was provided by the
U.S. Census (2000) and ESRI,
which generates U.S. Census
data
by
geography.
Estimates for 2015 are
based
on
American
Community Survey 5-year
data and ESRI calculated
2021 projections. Given the
geography layout and t the
residential focus of the
project, the consultant used
major Dothan submarket
areas as the basis for
analysis and comparison. As
seen in Map 2-1, the City of
Dothan is included within
these submarket areas but
some extend beyond the city
boundaries. For clarity, the
submarket areas are a
combination of several U.S. Census Tracts. Seven submarket areas were identified for this analysis and are
referred to as: (A) Downtown, (B) Cowarts, (C) Bama Dale, (D) Whispering Pines, (E) Wiregrass Hills, (E)
Spring Valley Acres/Ardilla and (F) Ashford. Each submarket area is bounded within Ross Clark Circle of
the city and have distinctive characteristics in terms of housing stock conditions and housing market activities,
which will be described in the next chapter.
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A.

POPULATION TRENDS

1.

Population Trends & Projections (2000-2021)

Figure 2-1
According to data obtained from ESRI, a
national data analytics firm, the City of
Dothan had a 2015 estimated population of
67,708. Between 2000 and 2010, the City
experienced a 1.4% average annual increase
in population, increasing from 57,737 to
65,802, resulting in a gain of 8,065 persons.
An annual growth rate exceeding 1% is
typically viewed as a healthy rate of growth.
Since 2010, Dothan has continued to grow but
at a reduced average annual rate of 0.6%,
adding 1,906 persons and is projected to
sustain that growth rate over the next five
years, reaching a population of 69,979
persons by 2021. This is largely attributed to
the population increases observed in the
Whispering Pines (Submarket D) area, which
has grown from 26,327 in 2000 to 33,733 in
2015. This has resulted in a net population
change of 7,396 people for an average Source: U.S. Census Bureau, ESRI & RKG Associates, Inc., 2017
annual growth rate of nearly 2% over fifteen
years. This submarket area is significant as nearly half of the city’s total population is located within
Submarket D (Figure 2-1).

Contrary to these growth trends, Submarkets A (Downtown Area) and C (Bama Dale Area) are the only
submarkets that have experienced periods of population decline since 2000. Downtown has experienced a
loss of 651 people between 2000 and 2015, for an average annual decline of 0.8%. Submarket C
experienced population gains between 2000 and 2010 and then lost 260 people between 2010 and 2015,
for an average annual loss of 0.3%.
Over the next five years, the City of Dothan is projected to experience modest population gains and is
commensurate with majority of the submarket areas, Houston County, and Alabama. By 2021, the Spring
Valley Acres/Ardilla area (Submarket F) is projected to experience a 2.3% increase in population, which is
the largest population increase among the seven submarket areas.
2.

Race & Ethnic Composition

According to the U.S. Census Bureau, the City of Dothan population was 62.8% White in 2015, which was
down from 67.3% in 2000. The decline in White population has been offset by increases in the African
American, Hispanic and other racial/ethnic groups. Several submarket areas within Dothan have
experienced notable shifts in racial and ethnic populations. Since 2000, the Wiregrass Hill Area (Submarket
E) experienced a decline in White population going from 66% to 47.1%. This decline was partially offset
by an increase in the African American population, which increased from 31% to 47.1%. Other notable shifts
were featured in the Cowarts Area (Submarket B) where the white population increased from 8.1% to 22%.
Overall, the City of Dothan and surrounding submarket areas have experienced greater diversity.
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Since 2000, the Hispanic population has
grown from 764 to 1,826 people, increasing
from only 1.3% to 2.7% of Dothan’s
population by 2015 (Figure 2-2). The
Whispering Pines (Submarket D) and Spring
Valley Acres/Ardilla Area (Submarket E) have
experienced greater growth in Hispanic
population. Since 2000, the Hispanic
population in Whispering Pines has grown
from 366 to 1,036 in 2015 increasing in share
from 1.4% to 3.1% by 2015. In comparison,
the Hispanic population in the Spring Valley
Acres/Ardilla Area (Submarket E) has grown
from 1.7% to 5.6%.
3.

Figure 2-2

Population Age Distribution

The City of Dothan experienced a net increase
of 9,971 persons between 2000 and 2015,
with much of this gain occurring in persons age
45 years old and older. The greatest gains
occurred in the 45-64 age cohort (3,927
people) and the 65 and older age group
(2,121 people). For the most part, these older
age groups have been growing in Submarkets
D, F and G, which have experienced
population gains across nearly all age groups
(Figure 2-3).

Source: U.S. Census Bureau, Esri & RKG Associates, Inc., 2017
Figure 2-3

In 2015, the 45-64-year-old age cohort
accounted for 25.7% of the city’s population,
which is similar in each of the submarket areas
as well as Houston County. This group
generally represents people who are in their
peak earning years, specifically persons 4554, and have greater purchasing power than
other groups. People in this age group are
likely to be moving out of their larger primary
residences into smaller homes requiring lower
maintenance. This shift is part of larger
national trends, which has seen empty-nester
households without children moving into urban Source: U.S. Census Bureau, Esri & RKG Associates, Inc., 2017
lofts, condominiums and apartments. Further,
people 55 years and greater have been increasing in real numbers in the City of Dothan, specifically persons
55-64 years old. In 2000, this age cohort accounted for 5,413 people and by 2015 this age group
experienced an increase by nearly 3,100 people. People 65 years and older experienced similar gains
during the same period. This group represents people who are likely to look to downsize, or to move to a
retirement community, independent living facility, assisted living facility or other types of retirement living.
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Other notable gains occurred in the number of school-aged children between the ages of 0-19 (1,602
people), as well as the 25-34 age cohort (1,273 persons). These cohorts are important because they
indicate that the population is being rejuvenated with young people and families. However, these two age
groups are not experiencing growth evenly across the city. In Submarkets A (Downtown Area) and C (Bama
Dale Area), younger populations have declined since 2000.
The only age cohort to experience a net loss in the City during the same period involved persons between
the ages of 35-44 years old. The loss is modest; however, it is consistent throughout the submarket areas
and Houston County. This age cohort is particularly important as it typically includes young professionals and
family-forming households. During this period, couples are getting married and having children as well as
focusing on career advancement, school choices, and housing options. They bring a certain civic energy and
vibrancy to a community. However, the loss of these household forming age groups in the City of Dothan
indicates the conditions are not right to retain this population. Housing choice, school quality and safety tend
to be driving factors in growing this population, which are not strong attributes throughout the city.
4.

Household Income

In 2000, almost 23% of households in the City of Dothan earned less than $15,000. By 2015, the number
of households in this income range dropped to 17% of the population going from 5,353 to 4,374 households.
Roughly 40.2% of the city had incomes between $15,000 and $50,000 in 2015 and 42.8% earned more
than $50,000. In comparison, the Downtown (Submarket A) and Cowart Area (Submarket B) show high
concentrations of households that have annual incomes less than $15,000. In 2000, roughly 48.4% of
households in the Downtown area earned less than $15,000 while 45.4% of households in the Cowart Area
had income at that level.
Overall, the City of Dothan has experienced a limited increase of median household income and this is
commensurate throughout each of the submarket areas. Most households throughout the city and surrounding
submarket areas have high concentrations of extremely low to moderate income ranging from $15,000 to
$49,999. In contrast, the Whispering Pines Area (Submarket D) shows a consistent balance of household
income levels. In 2015, Nearly 18.1% of households earned between $50,000 to $74,999 with an
additional 40.6% of households earning $75,000 or greater. By 2021, the Whispering Pines area median
household income is projected to be $70,4999, which is the highest among the other submarket areas.

B.

ECONOMIC BASE ANALYSIS

RKG Associates analyzed the City of Dothan’s economic base to understand recent employment trends and
the resident/worker commuting patterns. People often move to a give location to have access to jobs,
community facilities and amenities (e.g., schools, parks, museums, restaurants, shopping, etc.), schools and
shopping opportunities. In the future, the types of people that will be attracted to any neighborhood seeking
revitalization will be driven in part by its location and access. Like many U.S. cities, highway traffic
congestion makes living in urban areas a difficult proposition, particularly for those who work and commute
to the main city center. While Dothan does not experience traffic congestion on a large urban scale, people
do seek to live within reasonable proximity of their employment. As such, RKG examined employment trends
from 2005-2015 for Houston County and examined regional commuting patterns to see how people move
from their places of residence to their place of employment, particularly those workers and residents located
in the City of Dothan.
1.

Methodology

The economic analysis focuses on Houston County as the regional economy, which includes the City of Dothan.
A variety of data sources were used to analyze the economy of Dothan and Houston County. The U.S. Census
Bureau County Business Patterns provided employment and establishment trends. The OnTheMap service
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through the U.S. Census Bureau and Center for Economic Studies provided data on commuting patterns based
on information gathered from the Longitudinal-Employer Household Demographics (LEHD) program data.
2.

Employment & Establishment Trends (2005-2015)

Houston County employment declined by
approximately 11.4% between 2005 and
2015, going from 48,558 private sector jobs in
2005 to 43,013 jobs in 2015, for a net loss of
5,545 jobs (Table 2-1). This employment loss is
largely attributed to a loss in manufacturing
jobs. Between 2005 and 2010, Houston County
sustained a loss of nearly 2,227 manufacturing
jobs in addition to 1,876 transportation and
warehousing jobs. Overall, there was a loss in
most of Houston County’s private employment
sectors, which indicates that it was severely
impacted by the last recession that began in
2009 and ended by December of 2010. Since
2010, employment growth has been limited
and the County has lagged the national
economy during the post-recession recovery.

Figure 2-4

Houston County’s employment is concentrated
in six major industry sectors. As of 2015, Health
care and Social assistance accounted for Source: County Business Patterns, RKG Associates, Inc., 2017
roughly 22% of all private sector jobs followed
by Retail Trade with 18.2% (Figure 2-4). Health Care and Social Assistance has experienced a steady
increase over the last ten years as well as Retail Trade, Accommodation (i.e., hotels and motels) and Food
Services, and Wholesale Trade. This indicates that Houston County is a regional hub for Health Care and
Social Services and Retail Trade. Much of the rural population in the greater region is served by Dothan.
As stated previously, manufacturing has experienced the most impactful changes over the past 10 years. In
2005, manufacturing jobs accounted for roughly 14% of all private sector jobs in Houston County and by
2015 had dropped to 9.4%. During this period, the manufacturing sector experienced a job loss of 32.7%.
During the same period, “all other sectors” experienced a decline going from 36.5% to 32% of total private
jobs. This indicates that opportunities for economic expansion have been slowed in Houston County, which is
a factor for attracting young professionals and family forming households. However, between 2010 and
2015, RKG Associates estimates that private job losses stopped and 70 net new jobs have been added.
Although some sectors have continued to lose jobs, the greatest gains since 2010 have been in Wholesale
Trade (634 new jobs), Healthcare and Social Services (485 new jobs) and Accommodations and Food
Services (260 new jobs).
Between 2005 and 2015, Houston County experienced declines in the number of private sector business
establishments. Houston County’s establishments decreased from 2,853 in 2005 to 2,703 with the greatest
loss (-3.5%) occurring between 2005 and 2010. In this case, the loss of establishments is modest and most
losses occurred due to the recession of 2009 and 2010. Notably, the County has not experienced any
substantial establishment growth, which may indicate that a larger regional economy is losing establishments
faster than it is attracting new businesses.
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Total for all sectors
Agriculture, Forestry, Fishing and Hunting
Mining, Quarrying, and Oil and Gas Extraction
Utilities
Construction
Manufacturing
Wholesale Trade
Retail Trade
Transportation and Warehousing
Information
Finance and Insurance
Real Estate and Rental and Leasing
Professional, Scientific, and Technical Services
Management of Companies and Enterprises
Administrative and Support and Waste Mgmt/Remediation Services
Educational Services
Health Care and Social Assistance
Arts, Entertainment, and Recreation
Accommodation and Food Services
Other Services (except Public Administration)
Industries not classified

Source: County Business Patterns, RKG Associates, Inc., 2017

NAICS
11---21---22---23---31---42---44---48---51---52---53---54---55---56---61---62---71---72---81---99----

Table 2-1
Employment and Establishment Trends
Houston County, AL (2005-2015)

Employ
48558
7.5
10
1155.5
2596
6824
2737
7888
3146
1154
1186
531
1573
1138
2041
380
9090
460
4299
2331
11

2005
Estab
2853
3
2
9
268
127
189
606
92
43
178
103
216
16
119
17
323
34
206
295
7

Employ
42943
5
0
1189
2241
4597
2402
7838
1270
1222
1168
491
1197
842
1889
419
9006
444
4559
2156
8

2010
Estab
2765
2
0
7
236
124
163
569
80
46
200
97
230
15
119
23
306
25
235
283
5

Houston County

Employ
43013
9
0
1189
1862
4028
3036
7868
1348
1019
1121
431
1098
791
2060
408
9491
383
4819
2043
9

2015
Estab
2703
4
0
7
201
103
180
548
84
45
188
101
205
22
112
21
328
29
245
275
5

Employ
100.0%
0.0%
0.0%
2.4%
5.3%
14.1%
5.6%
16.2%
6.5%
2.4%
2.4%
1.1%
3.2%
2.3%
4.2%
0.8%
18.7%
0.9%
8.9%
4.8%
0.0%

2005
Estab
100.0%
0.1%
0.1%
0.3%
9.4%
4.5%
6.6%
21.2%
3.2%
1.5%
6.2%
3.6%
7.6%
0.6%
4.2%
0.6%
11.3%
1.2%
7.2%
10.3%
0.2%

Employ
100.0%
0.0%
0.0%
2.8%
5.2%
10.7%
5.6%
18.3%
3.0%
2.8%
2.7%
1.1%
2.8%
2.0%
4.4%
1.0%
21.0%
1.0%
10.6%
5.0%
0.0%

2010
Estab
100.0%
0.1%
0.0%
0.3%
8.5%
4.5%
5.9%
20.6%
2.9%
1.7%
7.2%
3.5%
8.3%
0.5%
4.3%
0.8%
11.1%
0.9%
8.5%
10.2%
0.2%

Houston County %

Employ
100.0%
0.0%
0.0%
2.8%
4.3%
9.4%
7.1%
18.3%
3.1%
2.4%
2.6%
1.0%
2.6%
1.8%
4.8%
0.9%
22.1%
0.9%
11.2%
4.7%
0.0%

2015

Chg 2005 -2010 Chg 2005-2010 Chg 2010-2015 Chg 2010-2015
(Employment) (Establishments) (Employment) (Establishments)
Estab Count Percent Count Percent Count Percent Count Percent
100.0% (5,615) -11.6%
(88) -3.1% 70
0.2% (62)
-2.2%
0.1%
(3) -33.3%
(1) -33.3%
4 80.0%
2 100.0%
0.0%
(10) -100.0%
(2) -100.0%
0
0.0%
0
0.0%
0.3%
34
2.9%
(2) -22.2%
0
0.0%
0
0.0%
7.4% (355) -13.7%
(32) -11.9% (379) -16.9% (35) -14.8%
3.8% (2,227) -32.6%
(3) -2.4% (569) -12.4% (21) -16.9%
6.7% (335) -12.2%
(26) -13.8% 634 26.4%
17
10.4%
20.3%
(50) -0.6%
(37) -6.1% 30
0.4% (21)
-3.7%
3.1% (1,876) -59.6%
(12) -13.0% 78
6.1%
4
5.0%
1.7%
68
5.9%
3
7.0% (203) -16.6%
(1)
-2.2%
7.0%
(18) -1.5%
22 12.4% (47) -4.0% (12)
-6.0%
3.7%
(40) -7.5%
(6) -5.8% (60) -12.2%
4
4.1%
7.6% (376) -23.9%
14
6.5% (99) -8.3% (25) -10.9%
0.8% (296) -26.0%
(1) -6.3% (51) -6.1%
7
46.7%
4.1% (152) -7.4%
0
0.0% 171
9.1%
(7)
-5.9%
0.8%
39 10.3%
6 35.3% (11) -2.6%
(2)
-8.7%
12.1%
(84) -0.9%
(17) -5.3% 485
5.4%
22
7.2%
1.1%
(16) -3.5%
(9) -26.5% (61) -13.7%
4
16.0%
9.1%
260
6.0%
29 14.1% 260
5.7%
10
4.3%
10.2% (175) -7.5%
(12) -4.1% (113) -5.2%
(8)
-2.8%
0.2%
(3) -27.3%
(2) -28.6%
1 12.5%
0
0.0%

Houston County

In terms of the major employment sectors, Houston County experienced modest changes in Retail Trade
establishments, Construction, Manufacturing and Accommodation and Food Service establishments. Between
2005 and 2010 there was a loss of Retail Trade establishments in Houston County (-6.1%). Additionally,
Houston County Manufacturing establishments declined by -2.4% (2005 – 2010) and -16.9% (2010 – 2015)
due to adverse impacts from the Recession as well as the County’s Construction establishments with a loss of
-11.9% (2005 – 2010) and -14.8% (2010 – 2015). Conversely, Accommodation and Food Services added
a total of 29 (14.1%) establishments between 2005 – 2010 indicating this sector performed better
throughout the county and other major employment sectors.
3.

Commuting Patterns

Commuting
patterns
provide
information on the distance and
direction that both residents and
workers travel to and from work
each day. This is one important factor
for understanding how an area is
positioned in relationship to a
region’s employment centers. It also
can suggest the fit between area
residents and the location of jobs that
meet their skill, education and wage
requirements.

Figure 2-5
Commuting Inflow-Outflow Pattern (2014)

As shown in Figure 2-5, the City of
Dothan only has a daily outflow in
terms of workers with roughly
10,360 residents commuting out of
the area to work each day, while
26,381 workers in-commute to jobs
Source: U.S. Census Bureau, Center for Economic Studies (OnTheMap), 2017
within the City of Dothan. This make
Dothan a net importer of roughly 16,021 workers each day.
In terms of the direction of travel, Table 2-2
those commuting out primarily travel
Commuting Distance Distribution
east to smaller regional job centers.
City of Dothan, 2005-2014
Relative to the surrounding region,
the City of Dothan is the regions hub
2005
2010
2014
and thus attracts a high number of
Count Share
Count Share Count
Share
in-commuters. In 2014, nearly
Total All Jobs
44,981 100.0% 42,863 100.0% 41,835 100.0%
61.7% of the city’s workers are
Less than 10 miles
28,030 62.3% 22,657 52.9% 21,836
52.2%
residents of the city. Recent
10
to
24
miles
8,034
17.9%
8,577
20.0%
8,362
20.0%
residential construction in several
submarket areas would seem to
25 to 50 miles
2,815
6.3%
3,749
8.7% 3,967
9.5%
support this notion. Table 2-2 shows
Greater than 50 miles
6,102 13.6%
7,880 18.4% 7,670
18.3%
the breakdown of city residents and
Source: U.S. Census Bureau, Center for Economic Studies (OnTheMap), 2017
workers by the distance commuted.
About 52.2% of Dothan’s residents work less than 10 miles from their home. An additional 20% of Dothan
workers commute 10 to 24 miles while commuters that travel more than 50 miles has increased since 2005,
going from 13.6% to 18.3%. Most of these in-commuters travel from travel from small towns along U.S.
Highway 84.
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C.

IMPLICATIONS

Despite the recent population increase since 2000, lower household incomes as well as certain existing
demographic conditions throughout the city and surrounding submarket areas indicate that there are limited
potential opportunities in several housing market segments. First, the population of certain age groups
changed significantly between 2000 and 2015. The number of persons between 45-64, specifically those
55 years and older, continues to increase, while other younger cohorts have started to recover since 2010,
including households with children. Much of the recovery in younger households has occurred due to the
creation of more diverse housing options, which will be discussed in detail in the next chapter, particularly
housing development in the Whispering Pines submarket area. Additionally, this submarket area features
households with various levels of income that are in good condition and well-maintained. Ultimately, this is
attractive for younger professionals and family forming households. On the contrary, majority of households
in the city earn extremely low to low incomes while the conditioning of most households and neighborhoods
are poor and in need extensive rehabilitation.
Between 2005 and 2015, Houston County employment and establishments experienced declines showing
severe impacts by last recession that occurred in 2009-2010 and the recovery has fluctuated. Houston
County features major employment sectors including Health Care and Social Assistance, Retail Trade, and
Manufacturing. In 2005, manufacturing jobs accounted for roughly 14% of all sector jobs and dropped to
9.4% by 2015. Health Care and Social Assistance and Retail Trade experienced gains during this period
and present opportunities for economic expansion based on recent population trends and recent residential
development in several submarket areas. Ultimately, Dothan is the major regional center that brings in a
high concentration of in-commuters. Commuter distances into and out of the city are relatively short, primarily
to and from neighboring towns throughout the county. The pattern of commuting reflects the
interconnectedness throughout the county and the existing labor force within the city.
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3 RESIDENTIAL MARKET ANALYSIS
A. INTRODUCTION
This chapter examines the dynamics of Dothan’s resident market, including the condition of the housing
stock and the trends in the “for-sale” and rental housing markets. It starts with observations from field
survey, followed by an analysis of a variety of property and market indicators such as inventory, tenure,
vacancy, property value, property age, home sales activity and pricing and rent levels, along with home
buyer profile. Given the variations in housing conditions and market performances in different
neighborhoods of the city, RKG Associates examined these indicators at residential submarket level to
better understand the characteristics of each submarket.
B. METHODOLOGY
1. Residential Market Analysis Submarkets
Within Dothan and Houston County, there are different housing submarkets that have distinctive
characteristics in terms of housing types and conditions, pricing and housing market trends. To understand
the market dynamics and affordable housing needs at a higher level, RKG Associates identified seven
geographic submarkets for this analysis, as well as their demographic characteristics, to better
understand the underlying forces shaping each submarket. The implication is that the housing needs and
opportunities for each submarket may differ and a “one-size-fits-all” approach will not work for Dothan.
Typically, areas with higher household incomes, housing value/rents or higher homeownership rates have
housing inventories, market dynamics, and affordable housing needs that differ from lower income areas,
that may have lower housing values or higher percentages of renters. The demographic and housing
statistics from U.S. Census at census tract level is the most comprehensive and readily available data to
assess such market characteristics. Therefore, RKG Associates identify the following submarkets by
grouping adjacent census tracts with similar income and residential characteristics (Map 3-1).
The submarkets referred to in this analysis consist of:
•
•
•
•
•
•
•

Submarket A – Downtown Area
Submarket B – Cowarts Area
Submarket C – Bama Dale Area
Submarket D – Whispering Pines Area
Submarket E – Wiregrass Hills Area
Submarket F – Spring Valley Acres/Ardilla Area
Submarket G – Ashford Area
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Map 3-1

Bama Dale Area

2. Data Sources
Data used for this analysis mainly come from four sources. The first is a field survey conducted by RKG
Associates during May 15-17, 2017. While APD, conducted a detailed windshield survey of each
property within Ross Clark Circle, RKG’s generalized observations focused on the areas outside the
circle. The second data source is U.S. Census, from which RKG obtained information on housing inventory,
tenure, and vacancy, age of housing stock, and the rent level of renter-occupied housing. Data for 2000
is from 2000 Census Sample files; 2010 data is from ESRI Business Analyst Online, a nationally
recognized provider of Census-based demographic and economic data; 2015 data is from Census
American Community Survey (ACS) 5-Year Estimate. RKG aggregated Census Tract level data to
submarket level based on submarket boundaries.
Another data source for residential property inventory and value characteristics is the 2017 property
tax assessment data from the Office of Revenue Commissioner of Houston County, Alabama. It contains
information on residential type (land use type), building square footage, improvement value, and total
appraised value which is approximately a property’s market value. Residential properties are
categorized as single-family house, duplex, triplex, condo, apartment, manufactured house, dormitory
& nursing home, and residential mixed-use. Most residential mixed-use properties are multiple buildings,
usually two, sharing one parcel. Common combinations include single-family/duplex, single-family/
manufactured house, and single-family/apartment. Some properties categorized as residential have a
very low improvement value, which likely to be the value of accessory structures rather than housing

Page 2

122

City of Dothan Strategic Affordable Housing Implementation Plan

units. To restrict the analysis only to properties that are part of the housing supply and demand, RKG
excluded all properties whose improvement value is lower than $5,000 from the housing market analysis.
Home sales data is from InfoUSA, a data company that tracts residential sales and uses a combination
of multiple online and offline data sources to create buyer profiles. RKG obtained sales data for a ZIP
code defined area that roughly overlaps the boundaries of Dothan. This includes home sales occurred
between 2014 and July 2017 within ZIP codes 36376, 36321, 36305, 36303, and 36301. In addition
to common property transaction information such as property location, square footage, year-built, sales
date and price, the dataset also contains buyer demographic information such as age, gender, ethnicity,
marriage status, and household income.
C.

SUBMARKET FIELD OBSERVATIONS

RKG Associates conducted a field survey in May 2017 to obtain an impression of the general housing
and neighborhood conditions in Dothan and Houston County in the seven housing submarkets. The
following section highlights the key observations of the housing stock in different parts of the city, which
provides a context for understanding the
housing market indicators presented later in
this section.
1.

Area South of Ross Clark Circle
(Parts of Submarkets E and F)

This area is primarily Submarket F (Spring
Valley Acres/Ardilla Area), with a smaller
portion right outside the Circle falling into
Submarket E (Wiregrass Hills). This area has
a combination of newer and older housing
and residential neighborhoods, mostly
single-family, which are generally wellmaintained and in good condition. New
development activity is visible in this area,
most of which is happening in wellestablished residential neighborhoods close
to Ross Clark Circle.

Photo 1: Well-maintained Neighborhood

While there are houses situated along
major road corridors such as Eddins Road,
Photo 2: Larger Single-family Houses
Cottonwood Road, Campbellton Highway
and Hodgesville Road, most of the houses
in this area are located in residential
subdivisions, many of them gated and
visible from the main road. These
subdivisions primarily cluster in several
residential areas and new development
tends to take place within established
neighborhoods. Notable clusters are found
in the area bounded by Mimosa Drive,
Beverlye Road, Prevatt Road, East Main
Photo 3: New Construction – Small-sized patio homes
Street, Ross Clark Circle, and Hodgesville
Road, north of Hartford Highway, and
along Campbellton Highway and South Park Avenue. Not only are the houses within subdivisions bettermaintained than houses directly facing the roads, but the common area in subdivisions is also typically
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well-landscaped (Photo 1). The lot sizes and homes vary in size across subdivisions, but are usually
consistent within a given subdivision. Smaller lots tend to have 1-story single-family houses, while larger
lots usually have 2-story, occasionally 3-story, houses (Photo 2). Though the older houses in this area are
primarily 1-story, the newer houses show a mix of different sizes, and the field investigation observed
more new construction of small and middle sizes than of large sizes (Photo 3,4). This indicates a mixed
demand of housing sizes in this area in the past, but as the economy declines, small- to middle-sized
houses have been in greater demand. Houses outside subdivisions tend to be older and smaller, and
more often show signs of slight deterioration. “For-sale” and “Foreclosure” signs appear in many
subdivisions, both for newly constructed and older houses.
3.

Area West of Ross Clark Circle (Submarket D)

This area is best described as Submarket D (Whispering Pines Area) or the Whispering Pines area
(Figure 3-1). This part of Dothan and Houston County has high-quality housing and landscaped
residential neighborhoods. Whether old or new, they are very well-maintained. In addition to singlefamily homes, there are a sizable number of apartment buildings. RKG’s field inspection did not observe
new single-family construction, but identified large-scale new development containing multiple
apartment buildings.
Unlike the area to the south of Ross Clark
Circle which has large tracts of
undeveloped land between residential
clusters, this part of city has continuous
residential blocks covering the area on the
south side of West Main Street to the west
to Route 605, and on the north side of West
Main Street until John D. Odom Road.
Closer to the Circle, the residential
neighborhoods tend to follow the pattern of
urban open street grid, rather than of a
Photo 5: Well-maintained Houses and Neighborhood
typical suburban residential subdivision
with clear boundaries and cul-de-sac
streets. Houses, most of which have 2 stories,
line up along the landscaped streets. A
typical example is the blocks on the south
side of Baywood Road. Further away from
the Circle, for example, on the west side of
South Brannon Stand Road, many houses
are located subdivisions and served by
amenities such as common open space,
Photo 6: “For-sale” House in Well-Managed Neighborhood
playgrounds, clubhouses, and fountains,
which are very rare in other parts of the
city. Properties in these areas typically have larger setback and front-/side-yard than those closer to
the Circle. Single-family houses with 3-4 stories also are found in these subdivisions. However, regardless
of the neighborhood, both the buildings and neighborhood common areas tend to be well-maintained,
rarely showing signs of deterioration (Photo 5). This partly explains the presence of “For-sale” signs as
this is a very desirable residential area (Photo 6).
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Larger apartment complexes are mainly
located along major transportation corridors
such as Ross Clark Circle, West Main Street,
and Brannon Street and Road, and are close
to commercial and institutional uses (Photo
7). Small apartment buildings and
townhouses are scattered throughout singlefamily neighborhoods. Older apartments
tend to have more amenities than those in
other areas of the city (Photo 8). A new
multi-building apartment project is under
construction at the intersection of Brannon
and Street. and Flowers Chapel Street
(Photo 9).
4.

Photo 7: Large-scale Apartment Project

Area North of Ross Clark Circle
(Submarket C)

This area is located in Submarket C (Bama
Dale Area), which is also known as the Bama
Dale Area, and contains a handful of
residential subdivisions of varying quality,
as well as stand-alone single-family houses
scattered along major road corridors. No
new construction was observed during the
field observation but there were several
renovation projects observed.

Photo 8: Older but Well-Maintained Apartment with Playground

Single-family subdivisions are primarily
located within the area between
Montgomery Highway and the railroad
tracks, with a few along Westgate Road and
Reeves Street. Subdivisions west of the
Photo 9: Large-scale New Apartment Construction Project
railroad right-of-way tend to be older and
denser, with smaller single-family houses
most of which are 1-story. Landscaping and
neighborhood amenities, though much more
moderate than those in Submarket D
(Whispering Pines Area), are generally wellmaintained. This represents the bulk of
single-family inventory of Submarket C.
Subdivisions near the Westgate/Reeves
intersection appear to be newer, with larger
lots, carefully-designed yards, and wellPhoto 10: Larger House with Well-designed Front-yard
maintained neighborhood common space
(Photo 10). Single-family houses with two or more stories and more elaborated design are mainly
located farther away to the north, surrounded by vast undeveloped land.

Page 5

City of Dothan Strategic Affordable Houisng Implementation Plan

125

In addition to single-family houses, there are
several multi-building apartment projects
located west of the rail track. They appear
to be built in different time and have very
different building sizes, qualities and levels
of care (Photo 11, 12).
5.

Area to the East of Ross Clark
Circe (Submarket B and G)

Photo 11: Older, Smaller Apartments
This area is primarily open space and
undeveloped land. The east part bounded
by Webb Road, East Main Street, and Ennis
Road-Cowarts Road roughly falls into
Submarket B (Cowarts Area) and the west
part belongs to Submarket G (Ashland
Area). Single-family houses in this area have
mixed building and neighborhood qualities.
The Submarket B (Cowarts Area)part
contains both dense subdivisions with 1-story
houses and limited landscaping, and larger
Photo 12: Newer, Larger Apartment Buildings
houses on larger lots with more elaborate
landscaping and better maintenance. Going
farther east, houses are scarcely located along major road corridors, with generous yard and setback,
and generally well-maintained.

6.

Presence
Housing

of

Manufactured

Manufactured housing exists throughout the
City of Dothan and Houston County, but
concentrations of mobile home parks are
located outside Ross Clark Circle, especially
in the south (Submarket F) and west
(Submarket D). RKG’s field investigation
observed new mobile home park
development along Montgomery Street
(Submarket C and D), Saunders Street, and
Hartford Street (both Submarket F). Similar
to other types of housing, the mobile home
parks vary in quality and level of
maintenance, but the variation in quality is
less a function of location and more of age
and the size of development. Newer, larger
mobile parks often have higher quality
homes and tend to be better maintained
(Photo 13, 14).

Photo 13: Well-maintained Mobile Home Park

Photo 14: Mobile Home Park with Abandoned Homes
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D.

RESIDENTIAL SUPPLY AND MARKET CHARACTERISTICS

1.

Housing Units, Tenure, and Vacancy

Between 2000 and 2010, most of residential
submarkets experienced moderate growth in
housing units, with Submarkets D (Whispering
Pines Area), F (Spring Valley Acres/Ardila
Area), and G (Ashford Area) adding the most
new units, reflecting active development in
these areas (Figure 3-1). Largely due to the
last recession in 2009-2010, the growth
slowed down and even turned negative in
some submarkets. After the recession, areas
with more desirable neighborhood amenities
such as Submarket D (Whispering Pines Area)
recovered faster than other areas.

Figure 3-1

Submarket A (Downtown) has been losing
housing stock since 2000, a result of a lack of
Source: U.S. Census, RKG Associates, Inc.,
development interest and investment, and
2017
possibly aggravated by the large-scale demolition of dilapidated structures. While this has removed
blighted structures from this area, the lack of cohesive residential character has created additional
challenges to redevelopment.
Dothan is primarily a balanced housing market (Figure 3-2). Approximately 51% of all housing units are
owner-occupied, exceeding renter-occupied (35%). Submarket D (Whispering Pines Area) and G
(Ashford Area) have the highest owner-occupancy rates, 61.8% and 61.5%, followed by Submarket F
(Spring Valley Acres/Ardilla Area) (58.1%). Nationally, the homeownership rate is approximately 62%.
Submarket A (Downtown Area) is the only submarket with more renter-occupied units than owneroccupied (54.7% versus 20.8%), though Submarket C (Bama Dale Area) and E (Wiregrass Hills Area)
also have relatively high percentages of renter-occupied units. Between 2000 and 2015, the percentage
of owner-occupied housing has decreased in all submarkets and the region while the percentage of
Figure 3-2

Source: U.S. Census, RKG Associates, Inc., 2017
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renter-occupied housing has increased in all areas except for Submarket A (Downtown Area) and B. This
is part of a larger national trend following the recession and housing crisis that drove the economic
downturn. This indicates the region was transitioning from an overall ownership-dominated housing
market into a more diverse market with more rental demand, which is largely the result of a declining
economy, low employment and household income growth as illustrated in the economic base analysis.
During the same period, the housing vacancy rate increased in all submarkets and the region, most
pronounced in Submarkets A, B, and E, where the vacancy rates nearly doubled. This rising vacancy is
in part a reflection of the local economy and the decreases in the number of households (Figure 3-2).
Currently, Submarket A (Downtown Area) and B (Cowarts Area) have vacancy rates that are
substantially higher than other submarkets as well as the region. APD’s field survey indicates that many
vacant houses are in poor condition and may not be habitable in some cases. Difficult economic conditions
over the past 15 years might have accelerated the deterioration of the houses due to lack of
maintenance.
2.

Age of Housing Stock

Among all residential submarkets, Submarket A (Downtown Area) and E (Wiregrass Hills Area) have the
highest percentage of occupied units built before 1960 (45.3% and 38.6%) and little new development
after 2000 (Table 3-1). Submarket B (Cowarts Area) has experienced noticeable development of
owner-occupied units after 2000 (29.1%), but its renter-occupied housing stock is older, with 52.8% of
the units built before 1960. In contrast, Submarket D (Whispering Pines Area), F (Spring Valley
Acres/Ardila Area), and G (Ashford Area) have high concentrations of newer housing units (constructed
Table 3-1
Age of Housing Stock - Percentage by Year-built Range
2015

All Occupied Units
2010 or later
2000 to 2009
1980 to 1999
1960 to 1979
1940 to 1959
1939 or earlier
Owner-Occupied Units
2010 or later
2000 to 2009
1980 to 1999
1960 to 1979
1940 to 1959
1939 or earlier
Renter-Occupied Units
2010 or later
2000 to 2009
1980 to 1999
1960 to 1979
1940 to 1959
1939 or earlier

A

B

C

Submarkets
D

E

F

G

Dothan

Houston
County

1.4%
3.5%
14.9%
35.0%
34.5%
10.7%

0.7%
21.0%
11.3%
28.4%
30.7%
7.9%

0.3%
10.8%
30.3%
45.5%
10.7%
2.5%

2.8%
21.9%
36.8%
26.7%
9.0%
2.8%

1.7%
2.6%
19.7%
50.3%
23.9%
1.9%

2.2%
27.2%
38.6%
27.1%
3.8%
1.0%

3.0%
18.7%
35.8%
30.1%
9.4%
3.0%

1.8%
16.0%
30.3%
35.2%
14.0%
2.6%

2.1%
16.6%
33.6%
32.6%
12.0%
3.0%

4.1%
5.2%
7.4%
33.6%
35.3%
14.4%

0.3%
28.8%
12.4%
31.9%
19.5%
7.1%

0.4%
9.7%
31.7%
48.1%
7.7%
2.4%

1.5%
23.0%
38.4%
25.0%
8.9%
3.2%

2.4%
2.7%
12.8%
52.8%
26.9%
2.5%

2.8%
31.3%
34.2%
26.4%
4.3%
0.9%

2.6%
21.1%
32.3%
31.2%
10.4%
2.5%

1.6%
19.1%
30.7%
34.1%
12.1%
2.3%

2.0%
19.1%
33.6%
31.9%
10.3%
2.9%

0.3%
2.9%
17.7%
35.5%
34.3%
9.3%

1.0%
11.9%
9.9%
24.3%
43.9%
8.9%

0.1%
11.9%
28.8%
42.7%
13.9%
2.6%

5.7%
19.3%
33.0%
30.7%
9.3%
1.9%

0.9%
2.4%
26.9%
47.7%
20.7%
1.3%

1.0%
18.8%
47.8%
28.5%
2.7%
1.2%

4.0%
12.1%
45.3%
27.3%
6.8%
4.6%

2.1%
11.5%
29.8%
36.8%
16.7%
3.1%

2.4%
11.9%
33.6%
33.8%
15.0%
3.2%

Source: U.S. Census, RKG Associates, Inc., 2017

after 2000) and lower concentrations of older housing. This is consistent with RKG’s field observations.
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A comparison between development activities
and the changes in housing tenure over the
2000-2015 period indicates a mismatch
between market supply and demand. As
shown in Figure 3-3, most submarkets have
built substantially more owner-occupied units
than renter-occupied units, however, they
either lost owner-households (Submarket A
(Downtown Area), C (Bama Dale Area), E), or
had less growth in owner-households than in
renters. As explained before, the city and the
region suffered significant economic decline
and job loss, as a result, many ownerhouseholds lost their homes and there has been
a post-recession resurgence in rental housing,
as a result.
3.

Figure 3-3

Residential Value Characteristics

Consistent with the field observations,
property assessment data from Houston
County, AL illustrates that Dothan’s housing is
predominately single-family. Approximately
94% of all residential properties are singlefamily, accounting for 87% of total building
square footage and 93% of total market
value. Single-family accounts for a smaller
share in Submarket A (Downtown Area) and
Submarket G (Ashford Area), and larger
share in Submarket E (Wiregrass Hills Area)
and Submarket D (Whispering Pines Area).

Source: U.S. Census, RKG Associates, Inc., 2017
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The size, quality, and value of single-family units vary greatly across the city. Submarket A (Downtown
Area), B, and E (Wiregrass Hills Area) tend to have smaller units while Submarket D (Whispering Pines
Area) has the largest homes in terms of building square footage, followed by Submarket F. The per
property market value and per SF improvement value (a.k.a. building value) followed a similar pattern.
As shown in Figure 3-4, Submarket A (Downtown Area), B (Cowarts Area) and E (Wiregrass Hills Area)
have the lower per property value and per SF improvement values, with Submarket A (Downtown Area)
being the lowest and Submarket D (Whispering Pines Area) and F (Spring Valley Acres/Ardilla Area)
being the highest.
Figure 3-4

Manufactured houses, primarily mobile homes,
account for 4.1% of residential properties and
3.5% of the total building square footage,
though only 1.5% of total market value.
Mobile homes mainly exist outside Ross Clark
Circle, particularly in Submarkets D
(Whispering Pines Area), F (Spring Valley
Acres/Ardilla Area) and G. Single-family
properties and larger and higher-value
mobile homes also tend to gather in Submarket
D (Whispering Pines Area) and F (Spring
Valley Acres/Ardilla Area) (Figure 3-5).
On a per SF basis, mobile homes in
Submarket E (Wiregrass Hills Area) have the
lowest value, reflecting maintenance
problems. Submarket A’s (Downtown Area)
mobile homes have relative high per SF value
but small sizes, likely do to the limited land
and small parcel size in city center.
Apartments account for 7% of the total
building square footage and 4.5% of total
market value. Over 60% of them are within
Submarket C (Bama Dale Area) and D
(Whispering Pines Area), though Submarket
A (Downtown Area) and E (Wiregrass Hills
Area) also have sizable apartment
properties. They roughly follow the same per
SF value spatial pattern as do single-family
homes, but with some variations, mainly due
to the great variety in apartment features
such as the size, style, and amenities.

Figure 3-5
Source: U.S. Census Bureau, ESRI, RKG
Associates, Inc., 2017

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2017
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Data from U.S. Census ACS confirms the
concentration of apartments in Submarkets
A, C (Bama Dale Area), D (Whispering Pines
Area), and E (Wiregrass Hills Area) (Figure
3-6, Table 3-2). It also indicates that
apartment units in Submarket D (Whispering
Pines Area) are mainly in larger buildings.
Approximately, 42% of all units (790 units)
are in 10+ unit buildings. Many large
apartment complexes provide a variety of
amenities and tenant services, and charge
higher rents. In contrast, 46% of apartment
units (252 units) in Submarket E (Wiregrass
Hills Area) are in 3-4-unit buildings. They
tend to have limited amenities and relatively
low rents.

Figure 3-6

Between 2000 and 2015, Submarkets C
(Bama Dale Area), D (Whispering Pines
Source: U.S. Census Bureau, RKG Associates, Inc.,
Area), and G (Ashford Area) had noticeable
2017
growth in apartment inventory. The growth in Submarkets C (Bama Dale Area) and D (Whispering Pines
Area) was primarily in smaller apartment buildings (3-9-unit) while the growth in Submarket G (Ashford
Area) was in apartment buildings of all sizes. Over the same period, Submarket A (Downtown Area)
experienced decrease in apartment inventory, likely caused by the demolition of dilapidated properties.
Submarkets E (Wiregrass Hills Area) and F (Spring Valley Acres/Ardilla Area) also experienced
apartment inventory loss, though both areas had growth in renter-occupied units during the same period.
This indicates that the two submarkets used to have a larger inventory of vacant rental units. As the
economy declined, some former homeowners became renters and absorbed some of the vacant supply.
Other types of properties represent a very small portion of residential inventory. They have similar per
SF value spatial pattern as single-family’s, further suggesting that Submarket A (Downtown Area), B
(Cowarts Area) and E (Wiregrass Hills Area) have high concentration of low-quality and low-valued
houses whereas Submarket D (Whispering Pines Area) and F (Spring Valley Acres/Ardilla Area) have
predominantly high-quality and high-valued houses.
Table 3-2
Apartment Units by Submarket
2000-2015

3-4-unit Apts
5-9-unit Apts
10+unit Apts
Total
3-4-unit Apts
5-9-unit Apts
10+unit Apts
Total

Submarket A Submarket B Submarket C Submarket D Submarket E Submarket F Submarket G
00'
15'
00'
15'
00'
15'
00'
15'
00'
15'
00'
15'
00'
15'
202
204
48
53
425
556
264
316
209
252
108
70
31
73
228
204
69
80
383
518
550
780
305
175
80
93
35
68
211
146
26
11
278
374
802
790
188
125
30
9
7
24
641
554
143
144 1,086 1,448 1,616 1,886
702
552
218
172
73
165
32% 37% 34% 37% 39% 38% 16% 17% 30% 46% 50% 41% 42% 44%
36% 37% 48% 56% 35% 36% 34% 41% 43% 32% 37% 54% 48% 41%
33% 26% 18%
8% 26% 26% 50% 42% 27% 23% 14%
5% 10% 15%
100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2017

4.

Residential Sales Trends
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3-4-unit Apts 32% 37% 34% 37% 39% 38% 16% 17% 30% 46% 50% 41% 42% 44%
5-9-unit Apts 36% 37% 48% 56% 35% 36% 34% 41% 43% 32% 37% 54% 48% 41%
10+unit Apts 33% 26% 18%
8% 26% 26% 50% 42% 27% 23% 14%
5% 10% 15%
Total
100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%
Source: U.S. Census Bureau, ESRI, RKG Associates, Inc., 2017

4.

Residential Sales Trends
a) Sales Volume and Turnover Rate
RKG Associates obtained residential sales records from InfoUSA for a ZIP code delineated area
that approximately overlaps with the residential submarkets, with a small portion of it extending
beyond Submarket F (Spring Valley Acres/Ardilla Area) to the south. As shown in Table
3-3,
Page 11
residential sales have been increasing in most areas of the city, indicating a slow but positive market
recovery after the 2009-2010 Recession. The 2017 sales figures shown in Table 3-3 is for only
part of the year. Over the three and one-half year study period, approximately 4,145 residential
sales occurred in the submarket, with an additional 856 occurring outside the submarkets.
Table 3-3
Number of Home Sales by Year Sold and Housing Submarket
2014-2017
Submarkets
Year Sold

A

B

C

2014

8

14

75

D
289

E
40

F
134

All
Outside
G Submarkets Submarkets
69

629

121

2015

23

35

157

539

94

268

118

1,234

240

2016

49

33

198

727

137

299

178

1,621

336

2017

13

18

76

284

45

133

92

661

159

Total

93

100

506

1,839

316

834

457

4,145

856

2014

9%

14%

15%

16%

13%

16%

15%

15%

14%

2015

25%

35%

31%

29%

30%

32%

26%

30%

28%

2016

53%

33%

39%

40%

43%

36%

39%

39%

39%

2017

14%

18%

15%

15%

14%

16%

20%

16%

19%

Total

100%

100%

100%

100%

100%

100%

100%

100%

100%

143

518

234

122

1,161

232

Annual Avg

27

27

90

Source: InfoUSA, RKG Associates, Inc., 2017

Turnover rate is a common indicator of the
health of a housing market. A turnover
rate is the ratio of annual average
residential sales transactions to the total
number of salable residential properties.
This includes not only units currently
occupied by the owners, but also vacant
or current renter-occupied units that could
be put on the market for sale. A turnover
rate of 3%-4% is typical in a healthy
market with active transaction activity. A
low turnover rate typically indicates weak
demand, while a much higher turnover
rate may indicate speculative investment
transactions.

Figure 3-7

Source: InfoUSA, Houston County, AL, RKG Associates, Inc.,
2017
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Figure 3-7 shows that Dothan has an overall healthy housing market. The for-sale housing market is
more active in Submarkets D (Whispering Figure 3-8
Pines Area) and F (Spring Valley
Acres/Ardila Area), which is partly
attributed to the higher number of owneroccupied housing units and neighborhood
qualities of these areas. Submarkets A, B
(Cowarts Area) and E (Wiregrass Hills
Area) have lower turn-over rates,
indicating low demand partly caused by
lower housing conditions. Nevertheless, all
three submarkets have seen continued
growth in sales since 2014, indicating
increased
purchase-renovation-resale
activities.
b) Sales Price Pattern and Property
Characteristics
Table 3-4, Figure 3-8 and Figure 3-9
demonstrate the different sales price
levels and housing characteristics among
the submarkets – Submarket A (Downtown
Area), B (Cowarts Area), and E (Wiregrass
Hills Area) on the lower end and
Submarket D (Whispering Pines Area) and
F (Spring Valley Acres/Ardilla Area) on
the higher end. This is consistent with both
field observations and the property value
pattern illustrated by the assessment data.

Figure 3-9
Source: InfoUSA, RKG Associates, Inc., 2017

Due to an older and lower-quality housing
stock, Submarket A (Downtown Area) had
the highest concentration of low-price
sales and no sales above $150,000.
More than 50% of the sold houses were
built before 1960 and another 45% built
between 1960-1980 (Figure 3-8) and the Source: InfoUSA, RKG Associates, Inc., 2017
average size of all houses sold was 1,416
SF, smaller than in other submarkets
(Figure 3-9). Submarket B (Cowarts
Area)had sales at both ends of the price range, reflecting a mix of older and younger houses. In
general, low-price sales occurred within Ross Clark Circle and high-price sales outside. Submarket E
(Wiregrass Hills Area) had more sales in the lower middle price range ($50,000 - $150,000) range,
consistent with the relatively older housing stock (93% built before 1980) and small house sizes
(1,441 Sq. Ft. on average, only second to Submarket A (Downtown Area).
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In Submarket D (Whispering Pines Area), higher-price sales were prevalent (17% above $250,000)
and low-price sales were rare. These houses generally had larger sizes, and although are older in
some cases, are well-maintained and located in high quality neighborhoods with many amenities.
Submarket F (Spring Valley Acres/Ardilla Area) has more newly developed subdivisions with
relatively larger houses, which contributed to the high-price sales (10% above $250,000), though
there are also older houses outside these new subdivisions which were sold at lower prices.
Table 3-4
Home Sales by Price Range and Housing Submarket
2014-2017
Submarkets
C
D

E

F

All
Outside
G Submarkets Submarkets

A

B

62

52

102

163

113

104

90

686

144

24

Sales Price Range
Number of Sales
$50,000 or Less
$50,000 - $150,000

29

184

411

152

269

122

1,191

168

$150,000 - $250,000

-

6

42

398

9

213

31

699

87

$250,000 - $500,000

-

1

7

260

1

71

17

357

27

Over $500,000

-

3

3

51

1

7

2

67

4

7
93

9
100

168
506

556
1,839

40
316

170
834

195
457

1,145
4,145

426
856

$50,000 or Less

67%

52%

20%

9%

36%

12%

20%

16.6%

16.8%

$50,000 - $150,000

26%

29%

36%

22%

48%

32%

27%

28.7%

19.6%

$150,000 - $250,000

0%

6%

8%

22%

3%

26%

7%

16.9%

10.2%

$250,000 - $500,000

0%

1%

1%

14%

0%

9%

4%

8.6%

3.2%

Over $500,000

0%

3%

1%

3%

0%

1%

0%

1.6%

0.5%

8%
100%

9%
100%

33%
100%

30%
100%

13%
100%

20%
100%

43%
100%

27.6%
100.0%

49.8%
100.0%

No Price Information
Total
By Percentage

No Price Information
Total

Source: InfoUSA, RKG Associates, Inc., 2017

5. Residential Homebuyers Profile
a) Household Income
Table 3-5 illustrates the household income disparity among the submarkets, which is consistent with
the spatial pattern of home sales prices. In Submarket D (Whispering Pines Area), 45% of the home
buyers have household income above $100,000 while only 15% below $50,000. Submarket F
(Spring Valley Acres/Ardilla Area) is the second wealthiest, with 17% of buyer households earning
above $100,000 and 35% below $50,000. On the other end, Submarket A (Downtown Area) has
the highest concentration of buyers with extremely low household home income, 92% earning less
than $30,000. Submarket E (Wiregrass Hills Area) and B (Cowarts Area)also have relatively high
percentages of low-income buyers.
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Table 3-5
Home Buyers Household Income Characteristics
2014-2017
HH Income Range
Less than $30,000
$30,000 - $50,000
$50,000 - $100,000
$100,000 - $150,000
$150,000 or More
Total
Less than $30,000
$30,000 - $50,000
$50,000 - $100,000
$100,000 - $150,000
$150,000 or More
Total

A
86
5
2
93
92%
5%
2%
0%
0%
100%

B
64
16
18
2
100
64%
16%
18%
2%
0%
100%

Submarkets
C
D
E
209
130
217
125
142
66
157
742
31
10
506
2
5
319
506
1,839
316
41%
7%
69%
25%
8%
21%
31%
40%
10%
2%
28%
1%
1%
17%
0%
100% 100% 100%

F
77
214
397
127
19
834
9%
26%
48%
15%
2%
100%

All
Outside
G Submarkets Submarkets
223
1,006
171
126
694
340
93
1,440
261
12
659
52
3
346
32
457
4,145
856
49%
24%
20%
28%
17%
40%
20%
35%
30%
3%
16%
6%
1%
8%
4%
100%
100%
100%

Source: InfoUSA, RKG Associates, Inc., 2017

b) Age and Family Status
Overall, home purchases distributed evenly among the five age groups (Table 3-6), with the 45-54
age group slightly larger (22%) and the 55-64 age group slightly smaller (17%). Seniors typically
have less housing purchase need and represent a small portion of market demand, however, the
65+ group accounts for an unusually high percentage of all buyers (20%), especially in Submarket
C (Bama Dale Area) (24%) and Submarket E (Wiregrass Hills Area) (23%). This may be partly due
to the overall low housing price. It may also suggest that younger families and individuals have
limited income and therefore are not financially competitive in the housing market.
Table 3-6
Home Buyers Age Characteristics
2014-2017

$50,000 or Less
$50,000 - $150,000
$150,000 - $250,000
$250,000 - $500,000
Over $500,000
No Price Information
Total
%

0 - 34
137
13%
317
31%
165
16%
65
6%
11
1%
337
33%
1,032 100%
21%

Buyer Age Range
35 - 44
45 - 54
55 - 64
65 +
166
17%
206
18%
180
21%
141
14%
243
25%
262
23%
226
26%
311
31%
166
17%
168
15%
118
14%
169
17%
92
9%
88
8%
63
7%
76
8%
12
1%
17
2%
15
2%
16
2%
303
31%
375
34%
261
30%
295
29%
982 100% 1,116 100%
863 100% 1,008 100%
20%
22%
17%
20%

Total
830
17%
1,359
27%
786
16%
384
8%
71
1%
1,571
31%
5,001 100%
100%

Source: InfoUSA, RKG Associates, Inc., 2017

This is confirmed by the price levels each age group was buying at. Approximately 21% of the
buyers in the 55-64 age group made purchased at the low-price end ($50,000 or less), higher than
any other age group. People in this age group likely suffered most from the Recession, getting laid
off and having difficulty rejoining the workforce due to their age and skill levels. In contrast, about
14% of 65+ buyers made purchases at or below $50,000.
Buyers younger than 35 years old made fewer purchased at the low-price end (13%) but more
(31%) in the second lowest price range. These buyers are most likely in their early career stage
where they have income to help them avoid the lowest-quality housing, still, their income and wealth
Page 15
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This is confirmed by the price levels each age group was buying at. Approximately 21% of the
buyers in the 55-64 age group made purchased at the low-price end ($50,000 or less), higher than
any other age group. People in this age group likely suffered most from the Recession, getting laid
off and having difficulty rejoining the workforce due to their age and skill levels. In contrast, about
14% of 65+ buyers made purchases at or below $50,000.
Buyers younger than 35 years old made fewer purchased at the low-price end (13%) but more
(31%) in the second lowest price range. These buyers are most likely in their early career stage
where they have income to help them avoid the lowest-quality housing, still, their income and wealth
is not sufficient to afford housing at high price levels. In comparison, buyers in the 35-44 and 45-54
age groups tended to move up the price level.
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Among the submarkets, Submarket A (Downtown Area), B (Cowarts Area), and E (Wiregrass Hills
Area) have lower percentages of buyers younger than 35 years old, indicating they are less
appealing to young residents (Table 3-7). These submarkets also have lower percentages of married
buyers and buyers with child(ren), suggesting the relatively poor neighborhood conditions make
these areas less attractive to families. In contrast, Submarket D (Whispering Pines Area) and F
(Spring Valley Acres/Ardilla Area) have higher percentages of married buyers and buyers with
child(ren), which can be attributed to neighborhood qualities that families prefer, such as the safety
or the perception of safety, well-maintained yards and open space, good schools, etc.
Table 3-7
Home Buyers Gender and Family Status
2014-2017
Submarkets
C
D

A

B

Male

53%

57%

56%

Female

43%

39%

39%

All
Outside
G Submarkets Submarkets

E

F

63%

58%

66%

54%

61%

59%

33%

39%

32%

43%

36%

39%

Unknown

4%

4%

6%

3%

3%

2%

3%

3%

2%

Married

22%

33%

42%

66%

38%

59%

46%

56%

53%

Single

78%

67%

58%

34%

62%

41%

54%

44%

47%

With Child(ren)

10%

26%

20%

28%

18%

25%

20%

24%

23%

With no Child
90%
74%
80%
Source: InfoUSA, RKG Associates, Inc., 2017

72%

82%

75%

80%

76%

77%

c) Race & Ethnicity
Homer buyers in the area are primarily White (85%), and the second largest ethnicity group is
African-American/Black (7%) (Table 3-8). While White households mostly purchased homes in the
middle price ranges, African American households made higher percentages of both high-price and
low-price purchases, indicating greater income disparity within this group. Areas closer to the city
center on the north and east sides had higher concentrations of African American buyers (Table 39): 73% of home buyers in Submarket B (Cowarts Area)were African American, and 33% and 23%
in Submarket A (Downtown Area) and C.
Table 3-8
Home Buyers Ethnicity Characteristics by Price Range
2014-2017
Sales Price Range
African
White
$50,000 or Less
120
36%
629
15%
$50,000 - $150,000
75
22% 1,189
28%
$150,000 - $250,000
20
6%
687
16%
$250,000 - $500,000
5
1%
350
8%
Over $500,000
8
2%
54
1%
No Price Information
107
32% 1,317
31%
Total
335 100% 4,226 100%
%
7%
85%
Source: InfoUSA, RKG Associates, Inc., 2017
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Buyers Ethnicity
Hispanic
23
23%
21
21%
16
16%
4
4%
1
1%
33
34%
98 100%
2%

Others
33
20%
35
21%
31
19%
14
8%
4
2%
49
30%
166 100%
3%

Total
25
14% 830 17%
39
22% 1,359
27%
32
18% 786 16%
11
6% 384
8%
4
2%
71
1%
65
37% 1,571
31%
176 100% 5,001
4%
100%
Unknown
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e) Rental Market Trends
U.S. Census American Community Survey
5-Year Estimate provides an overview of
the rent levels in Dothan’s submarkets. As
shown in Figure 3-9, Submarket A
(Downtown Area) has the highest
concentration (25% or 296 units) of
occupied rental units monthly rents less
than $300, and units in the $300-$500
range account for another 29%.
Collectively 54% of all rental units have
rents lower than $500. This is partly a
reflection of the overall poor condition of
rental
housing
in
the
inner
neighborhoods.

Table 3-9
Home Buyers Ethnicity Characteristics by Submarket
2014-2017
Submarket
A
B
C
D
E
F
G

Buyers Ethnicity
White

60%
19%
67%
88%
91%
89%
88%

African Hispanic

33%
73%
24%
2%
3%
2%
7%

0%
2%
3%
2%
1%
2%
2%

Others

Unknown

4%
3%
5%
4%
3%
3%
2%

2%
3%
2%
4%
2%
4%
2%

Total
100%
100%
100%
100%
100%
100%
100%

Source: InfoUSA, RKG Associates, Inc., 2017

Submarket B (Cowarts Area) and C
Figure 3-9
(Bama Dale Area) also have relatively
high percentages of units below $500
rent level (43% and 30%), though not so
much in the lowest rent range. On the
other end rent level, 24% of the
occupied rental units in Submarket D
(Whispering Pines Area) (or 922 units)
have rents at or above $1,000,
significantly higher than any other
submarket. This is consistent with other
market findings about Submarket D.
However, in Submarket E (Wiregrass
Hills Area) where the property value
level is relatively low, 44% of all
occupied rental units have rents at or
Source: U.S. Census, RKG Associates, Inc., 2017
above $750, only second to Submarket
D. As shown in Table 3-2, Submarket E
(Wiregrass Hills Area) has higher percentage of smaller apartment buildings than any other
submarket, therefore, the relatively high rent level may indicate a market niche that appeals to
some renters.
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2 BR
3 BR
4 BR
5 BR
Studio

50
24
0
0
0

46.7%
22.4%
0.0%
0.0%
0.0%

$665
$760
n/a
n/a
n/a

1,097
1,326
n/a
n/a
n/a

1
17
9
1
17

2.2%
37.8%
20.0%
2.2%
37.8%

$750
$1,050
$1,500
$1,900
$1,350

1,070
1,594
2,501
2,400
1,850

51
41
9
1
17

33.6%
27.0%
5.9%
0.7%
11.2%

Total
107 100.0%
n/a
45 100.0%
n/a
n/a
152 100.0%
In
addition to
Census statistics, RKGn/aalso surveyed
current
rental listings on
www.apartments.com
to
Source:
RKG of
Associates,
Inc., 2017.
Data
Retrieved
on July
2017.
obtain www.apartments.com,
an up-to-date picture
the market
(Table
3-10).
Of the
15219,units
listed for lease, 107 units
(70%) are apartments and the rest are houses. Apartment units tend to have lower per unit price
Table
3-10
Tableper
3-10SF price than houses with same numbers of bedrooms. This doesn’t necessarily mean that
and
Current
Rental
Listings
in
AL
Current
Rental
Listingsdemand
in Dothan,
Dothan,
AL rental market. Most of the higher-rent houses are in Submarket
houses are
in higher
in the
July,
2017
July,
2017
In (Whispering
addition to Census
statistics,
RKG
also surveyed
rental listings
on www.apartments.com
to
D
Pines Area)
while
lower-rent
housescurrent
in Submarket
A (Downtown
Area) and E (Wire
obtain Area),
an up-to-date
picture
the market
(Table
3-10).
Of isthe
152
units listed
for lease,
units
Grass
suggesting
that of
location,
rather
than unit
type,
the
primary
indicator
of rent107
level.
Apartment
House
Total
Apartment
House
Total
Unit

No.

% No. Median per

Median

No.

%
No.
%
% No.
No. Median
Median per
per Median
Median
No.
% No.
No.
Units
Unit
Rent
SF
Units
Units
Units
Unit Rent
SF Units
Units
0.0%
n/a
n/a
33
21.7%
0.0%
n/a
n/a
33
21.7%
46.7%
$665
1,097
1
2.2%
51
BRDothan is50
50
46.7%
$665 housing
1,097 market
1
2.2%House $750
$750 1,070
1,070
51Total33.6%
33.6%
•22 BR
primarily
a single-family
Apartment
3
BR
24
22.4%
$760
1,326
17
37.8%
$1,050
1,594
41
27.0%
3 BRSingle-family
24 houses
22.4% represent
$76094%1,326
17 housing
37.8%inventory
$1,050
1,594
41
27.0%
of the total
of the
seven submarkets.
Unit
No.
% No. Median per Median
No.
% No. Median per Median
No.
% No.
4
0
0.0%
n/a
9
20.0%
$1,500
2,501
9
5.9%
types
are
manufactured
most
of
which
are
located
outside
Ross
4 BR
BROther notable
0
0.0%of housingn/a
n/a
n/a
9 houses,
20.0%
$1,500
2,501
9
5.9%
Type
Units
Units
Unit Rent
SF Units
Units
Unit Rent
SF Units
Units
5
BR
0
0.0%
n/a
n/a
1
2.2%
$1,900
2,400
1
0.7%
Clark
Circle,
and
apartments,
mainly
located
in
Submarket
D
(Whispering
Pines
Area),
C
(Bama
5 BR
0
0.0%
n/a
n/a
1
2.2%
$1,900 2,400
1
0.7%
1 BR
33
30.8%
$695
749
0
0.0%
n/a
n/a
33
21.7%
Studio
Dale Area),
E.
0
0.0%
n/a
n/a
17
37.8%
$1,350
17
11.2%
Studio
0 A, and
0.0%
n/a
n/a
17
37.8%
$1,350 1,850
1,850
17
11.2%
2 BR
50
46.7%
$665
1,097
1
2.2%
$750 1,070
51
33.6%
Total
107
n/a
n/a
45
n/a
n/a
152
Total
107 100.0%
100.0%
n/a
n/a
45 100.0%
100.0%
n/a
n/a
152 100.0%
100.0%
3 BREconomic24
22.4%
$760 15 1,326
17
37.8%
$1,050
27.0%
•Source:
difficulty
over the
past
years led
to a rise
in
vacancy
and a 1,594
shift from41
owners
to
www.apartments.com,
on
2017.
Source:
www.apartments.com,
RKG Associates,
Associates,
Inc., 2017.
2017.
Data 9Retrieved
Retrieved
on July
July 19,
19,$1,500
2017. 2,501
4 BRrenters
0
0.0%RKG
n/a Inc.,
n/a Data
20.0%
9
5.9%
(70%)
are apartments
and the
houses.
Apartment
unitsoftend
to
have 2,400
lower
per is
unitownerprice
5 BRDespite
0 prevalence
0.0%
n/aarefamily
n/a units,
1only 51%
2.2%
1
0.7%
the
of rest
single
the$1,900
occupied
housing
and
per SF price
than
houses
with
same
numbers
of
bedrooms.
This
doesn’t
necessarily
mean
that
Studio
occupied.
As
such,
a
sizable
percentage
of
the
single
family
housing
stock
is
occupied
by
rental
0
0.0%
n/a
n/a
17
37.8%
$1,350 1,850
17
11.2%

Unit 3-10 No.
% No. Median per Median
No.
Table
Type
Units
Units
Unit
Rent
SF
Units
Type Rental
Units
Units
UnitAL
Rent
SF Units
Listings
in Dothan,
D. Current
RESIDENTIAL
MARKET
ANALYSIS
IMPLICATIONS
1
30.8%
$695
749
0
July,
1 BR
BR 2017 33
33
30.8%
$695
749
0
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houses
are in higher
the rental
market.
Most
of all
thesubmarkets
higher-rent experienced
houses are inincreases
Submarket
is demand
vacant. inBetween
2015,
in
Totalhouseholds
107 or 100.0%
n/a 2000
n/a and 45
100.0%
n/a
n/a
152 100.0%
D (Whispering
Pines
Area)
while lower-rent
houses in Submarket
A (Downtown
E (Wire
vacancy rate
and
decreases
in the percentage
of owner-occupied
units.Area)
This and
change
was
Source: www.apartments.com,
RKG location,
Associates, rather
Inc., 2017.
Data
Retrieved
onthe
Julyprimary
19, 2017.indicator of rent level.
Grass
Area), suggesting
that
than
unitresulted
type, isin
accelerated
by the 2009-2010
Recession,
which
regional
job losses and consequently
(70%)
are apartments
and and
the rest
are losing
houses.their
Apartment
to have that
lowerlost
per
unithomes
price
mortgage
foreclosures
people
homes. units
Thosetend
households
their
and were
per SF
price into
thanrental
houseshousing.
with same
numbers
of bedrooms.
This doesn’t
necessarily
that
forced
As shown
in the
previous analysis,
Dothan
sufferedmean
dramatic
D. houses
RESIDENTIAL
MARKET
ANALYSIS
IMPLICATIONS
are in higher
demand
in the
market.
the higher-rent
are in Submarket
employment
decline
during
the rental
recession
and Most
is stilloftrying
to recover.houses
This directly
led to the
D (Whispering
Pines Area)
whileand
lower-rent
houses
in Submarket
A submarkets.
(Downtown Area) and E (Wire
changes in housing
vacancy
tenure which
spread
across the
•Grass
Dothan
primarily athat
single-family
housing
market
Area),is suggesting
location, rather
than
unit type, is the primary indicator of rent level.
represent
of thethree
totalyears
housing
inventory
of the recovery
seven submarkets.
• Single-family
Active market houses
transactions
over94%
the past
indicate
a positive
from the
Other
notable
types
of
housing
are
manufactured
houses,
most
of
which
are
located
outside Ross
Recession
D.
RESIDENTIAL
MARKET
ANALYSIS
IMPLICATIONS
Clark
Circle, the
and
apartments,
mainly
located
in Submarket
Pinessubmarkets.
Area), C (Bama
Since 2014,
volume
of home
sales
has been
increasingDin(Whispering
most residential
The
Dale
Area),
A,
and
E.
average sales turnover rate during the 2014-2016 study period ranged between 2.1% and
• 5.5%
Dothanacross
is primarily
a single-family
market
the submarkets,
a signhousing
of healthy
market demand. Still, most of the homes were
Single-family
houses
represent
94%
of
the
total
inventory
ofprice
the
seven
• sold
Economic
difficulty
over
the
past
15
years
tosales
ahousing
rise(only
in vacancy
and
a shift
fromsubmarkets.
owners
to
at relatively low prices – over 60% ofled
the
those with
information)
were
Other
notable
types
of
housing
are
manufactured
houses,
most
of
which
are
located
outside
Ross
renters
priced below $150,000.
Clark Circle,
and apartments,
mainly
located
in Submarket
Pines
Area),isCowner(Bama
Despite
the prevalence
of single
family
units,
only 51% Dof(Whispering
the occupied
housing
Dale
Area),AsA,such,
andaE.sizable percentage of the single family housing stock is occupied by rental
occupied.
households or is vacant. Between 2000 and 2015, all submarkets experienced increases in
Page
18
vacancy rate
and over
decreases
in 15
theyears
percentage
owner-occupied
change
was
• Economic
difficulty
the past
led to aofrise
in vacancy andunits.
a shiftThis
from
owners
to
accelerated by the 2009-2010 Recession, which resulted in regional job losses and consequently
renters
mortgage
peoplefamily
losing units,
their homes.
Those
households
that
lost their
homes
Despite
theforeclosures
prevalenceand
of single
only 51%
of the
occupied
housing
is ownerwere
forced
into
rental
housing.
As
shown
in
the
previous
analysis,
Dothan
suffered
dramatic
occupied. As such, a sizable percentage of the single family housing stock is occupied by rental
employmentordecline
duringBetween
the recession
still trying
to recover.experienced
This directlyincreases
led to the
households
is vacant.
2000 and
and is2015,
all submarkets
in
changes
in
housing
vacancy
and
tenure
which
spread
across
the
submarkets.
vacancy rate and decreases in the percentage of owner-occupied units. This change was
accelerated by the 2009-2010 Recession, which resulted in regional job losses and consequently
foreclosures
and over
people
Those households
lost their
homes
• mortgage
Active market
transactions
thelosing
past their
threehomes.
years indicate
a positivethat
recovery
from
the
were forced into rental housing. As shown in the previous analysis, Dothan suffered dramatic
Recession
employment
decline
during
the recession
is increasing
still trying in
to most
recover.
This directly
led to The
the
Since
2014, the
volume
of home
sales hasand
been
residential
submarkets.
changes insales
housing
vacancy
tenure
spread study
acrossperiod
the submarkets.
average
turnover
rateand
during
thewhich
2014-2016
ranged between 2.1% and
5.5% across the submarkets, a sign of healthy market demand. Still, most of the homes were
relatively
low pricesover
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Since 2014, the volume of home sales has been increasing in most residential submarkets. The
average sales turnover rate during the 2014-2016 study period ranged between 2.1% and
5.5% across the submarkets, a sign of healthy market demand. Still, most of the homesPage
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•

Homes priced around $150,000 are in the “sweet spot” of Dothan’s for-sale housing market
Approximately 40% of all Dothan area homebuyers had annual household incomes less than
$50,000. Nevertheless, the field observation identified signs of a rising market. New construction
of single-family houses and apartments are under way in many areas, most notably in the
southern and western parts of the city. Some of them were picking up half-finished projects which
were brought to a halt by the recession in 2009-2010.

•

The conditions, qualities, and levels of maintenance of housing structures and neighborhoods
vary greatly across the submarkets
Submarkets A, B (Cowarts Area), and E (Wiregrass Hills Area) are on the lower end of the
market, Submarket D (Whispering Pines Area) and Submarket F (Spring Valley Acres/Ardilla
Area) on the higher end, and Submarket C (Bama Dale Area) and G (Ashford Area) in the
middle. Submarket A (Downtown Area) has the highest concentration of older, lower-value, and
affordable rental housing units. A sizable number of homes are showing signs of deterioration,
indicating a lack of maintenance. Disinvestment and demolitions has led to a shrinkage of housing
stock and an increase in vacancy between 2000 and 2015. Some of the vacant houses are in
extremely poor conditions. Neighborhood amenities (i.e., parks, open space, shopping, etc.) are
very limited in this area. Due to these factors, Submarket A (Downtown Area) has seen less active
market transactions based on turnover rate, and most of the home sales during the past three
years were at low prices. Compared with the other areas of the city, Submarket A (Downtown
Area) has the highest percentages of single home buyers, buyers with no child, earning the
lowest household incomes, and the percentage of African American buyers also far exceeded
the city level. All these pictured a market that doesn’t appeal to high-income individuals and
families, especially those demand quality family-oriented amenities and services. However, since
2014, there have been increased transactions, likely for "fix and flip" purposes.
Submarket B (Cowarts Area)and E (Wiregrass Hills Area) also have overall relatively low
property values, rent levels, and sales price levels. The transactions have been somewhat
inactive as well, and have been dominated by unmarried individuals. However, unlike
Submarket A (Downtown Area) and E (Wire Grass Area), Submarket B (Cowarts Area)had
noticeable development after 2000. It also contains a small number of houses that are built at
high quality and are in the top of the market. These properties attracted a handful of highincome buyers and were sold at high prices. Submarket E (Wiregrass Hills Area) has the second
oldest housing stock and the least amount of development after 2000, which caused the high
concentration of sales at the lower-middle price range. Submarket E (Wiregrass Hills Area) also
contains a sizable rental market, dominated by smaller apartment buildings (smaller than 10unit). The overall rent level is high, only second to Submarket D (Whispering Pines Area),
indicating a niche market that attracts some high-income renters.
Submarket D (Whispering Pines Area) has mature residential neighborhoods filled with highquality and well-maintained houses as well as carefully designed and attended to neighborhood
amenities. Properties in this area overall have higher value and higher sales prices than in any
other submarket. These features prove to be attractive to households or individuals with high
incomes, especially families with child(ren). High demand resulted in active home purchases over
the past three years. On the rental side of the market, Submarket D (Whispering Pines Area)
contains most of the city’s large (10+unit) apartment buildings, including large-scale new
development. They typically provide professional management and tenant services, and charge
higher rents than apartments in other submarkets.
Submarket F (Spring Valley Acres/Ardilla Area) has the youngest housing stock and the largest
number of new houses under construction. Most of these houses are situated in typical suburban
residential subdivisions. They have different sizes, ages, design and construction qualities, but in
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incomes, especially families with child(ren). High demand resulted in active home purchases over
the past three years. On the rental side of the market, Submarket D (Whispering Pines Area)
contains most of the city’s large (10+unit) apartment buildings, including large-scale new
development. They typically provide professional management and tenant services, and charge
higher rents than apartments in other submarkets.
Submarket F (Spring Valley Acres/Ardilla Area) has the youngest housing stock and the largest
number of new houses under construction. Most of these houses are situated in typical suburban
residential subdivisions. They have different sizes, ages, design and construction qualities, but in
general are all well-maintained, and the overall property value and sales price levels are only
second to Submarket D.
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4 HOUSING AFFORDABILITY ANALYSIS
A.

INTRODUCTION

As part of the residential market analysis for the City of Dothan, RKG Associates prepared an analysis
examining the existing distribution of housing units in the seven residential submarkets based on price
affordability or price appropriateness at different household income levels. Understanding housing
affordability provides local leadership with a sense of how existing housing prices and rents align with
household incomes. Invariably there is a mismatch at various housing price ranges or income ranges that
point to a housing imbalance, also known as a surplus or gap. The result of this analysis can direct future
affordable housing efforts and policies that seek to address these needs. The following section analyzes
the existing supply and demand for house at all price points throughout the City of Dothan and
surrounding submarkets.

B.

METHODOLGY

1.

Housing Affordability Defined

For this analysis, housing affordability or price appropriateness was defined as housing priced at no
more than 30% of a household’s gross monthly income, regardless of income level. The definition is
consistent with affordability thresholds used by the U.S. Department of Housing and Urban Development
(HUD). While many households may pay less than 30% of their gross monthly income on housing costs,
a household is typically considered “cost burdened” when spending on housing-related costs exceed
30%. For homeownership, housing costs consist of mortgage payments (including principal & interest),
and other associated costs such as homeowner’s insurance, property taxes and homeowners’ association
fees. The cost of housing for renter households in this analysis is gross rent which is the contract rent.
Housing affordability was
evaluated as it relates to HUD
household income limits. This
analysis compared the current
housing supply with local
household income limits, as
shown in Table 4-1. The income
thresholds are used for
determining eligibility for a
variety of HUD programs and
subsidies. The 2017 Fiscal Year
income limits for the Dothan,
Alabama Metro Area Fair
Market Rent (FMR) area
includes the City of Dothan and
the surrounding submarkets (AG) (Table4-1). Two-person
household income limits were
used for the rental housing
analysis and three-person
household income limits were
used for the ownership housing

Table 4-1
Ownership Unit Affordability Thresholds
City of Dothan (2017)
HUD Income Limits for
Affordable Price Range
3-Person Household Conventional Lending
Income Range
FHA Lending
30% AMI and Below
$0 - $20,420
$0 - $100,371
$0 - $80,188
30% - 50% AMI
$20,421 - $22,850 $100,372 - $112,298
$80,189 - $89,717
50% - 80% AMI
$22,851 - $36,500 $112,299 - $179,376
$89,718 - $143,307
80% - 100% AMI
$36,501 - $45,700 $179,377 - $224,580 $143,308 - $179,422
100% - 120% AMI
$45,701 - $54,840 $224,581 - $269,490 $179,423 - $215,301
Above 120% AMI
Over $54,840
Over $269,490
Over $215,301
Source: U.S. Census, RKG Associates, Inc., 2017

Rental Unit Affordability Thresholds
City of Dothan (2017)
HUD Income Limits for
2-Person Household Affordable Rent Range
Income Range
30% AMI and Below
$0 - $16,240
$0 - $406
30% - 50% AMI
$16,241 - $20,300
$407 - $508
50% - 80% AMI
$20,301 - $32,450
$509 - $811
80% - 100% AMI
$32,451 - $40,600
$812 - $1,015
100% - 120% AMI
$40,601 - $48,720
$1,016 - $1,218
Above 120% AMI
Over $48,720
Over $1,218
Total
Source: U.S. Census, RKG Associates, Inc., 2017
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analysis. These income limits were chosen based on their approximation of the average household size
for both types of housing tenure and the fact that homeownership typically requires a greater household
income.
2.

Data Source

In addition to those mentioned above, the data sources used for this analysis include the U.S. Census
Bureau ACS 2015 5-Year estimates. These estimates were used for renter-occupied and owner-occupied
household incomes for the city and surrounding submarkets to represent current housing demand.
Residential supply information was also provided by ACS 2015 5-year estimates for renter occupied
units by gross rent and owner-occupied units by estimated housing value. The consultant acknowledges
that comparing occupied housing units does not fully account for all the housing stock throughout the city
and surrounding submarkets because it does not account for vacant units. However, it is not possible to
determine to what extent the existing vacant units are ownership units or typical rental units. Additionally,
based on ESRI estimates, the city’s vacancy rate has experienced an increase. In 2010, 8.3% of housing
units were classified as vacant and in 2017 the vacancy rate is 9.1%. By 2022, approximately 9.7%
of housing units are projected to be vacant. Therefore, this analysis focuses on understanding the
comparison of housing demand generated by current household to the housing supply of currently
occupied units. The comparison will be discussed in more detail later in this section.
To determine homeownership costs, data was gathered from a variety of sources, including the average
property tax rate from the City of Dothan and mortgage rates from www.bankrate.com. Additionally,
FHA mortgage information was provided by HUD and conventional loan information was provided by
Wells Fargo.
3.

Residential Supply Analysis

The supply of homeownership units was identified by using owner-occupied housing units by value data
reported in the 2015 ACS. Ownership units are typically single family homes, townhouses and
condominiums, but under various conditions, these housing types can be occupied by renter households
and the ACS data classifies the supply by tenure and not by housing type. These owner-occupied units
were apportioned by value across the affordability thresholds described earlier based on the maximum
price that 30% (conventional) and 31% (FHA) of each income limit can afford when housing costs were
included. Rental units were also distributed across the thresholds based on the maximum rent rate
affordable for each income threshold. The maximum rent for each threshold was determined by dividing
30% of the HUD 2-person Income Limit by 10.
4.

Residential Demand Analysis

In both the homeownership analysis and the rental analysis, demand for housing was determined based
on household income. Households in owner-occupied and renter-occupied housing were divided into
thresholds by income delineated by the 2017 income limits produced by HUD Area Median Income
levels. As discussed earlier in this Chapter, for this analysis, the income limits correspond to two-person
and three-person household incomes.

C.

HOUSING SUPPLY ANALYSIS

1.

Existing Ownership Housing Supply

Owner-occupied housing units throughout the city and submarket areas were apportioned into
affordability thresholds based on their reported value range relative to the maximum home value
affordable for households using both conventional and FHA loans. Conventional mortgages assume a
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20% down payment and FHA mortgages require at least a 3.5% down payment, with additional
charges for Private Mortgages Insurance (PMI). While a small down payment is attractive to most
homebuyers, it results in a greater borrowed amount and higher mortgage payments. This effectively
reduces the value of homes that can be purchased when an FHA loan is used. In today’s mortgage
environment, the traditional 20% down payment is becoming less common practice. According to the
National Association of Realtors, 60% of first homebuyers put down 6% or less to buy the first home.1
As such, the FHA and Conventional lending scenarios offer the high and low estimate of housing
affordability, with the FHA scenario considered to be more reflective of typical lending practices.
According to the ACS 5-year data, a concentration of the 4,873 (31.8%) of the 15,347 owner-occupied
housing units in the City of Dothan are classified as affordable to households with incomes less than 30%
of Area Median Income (AMI), based on conventional lending assumptions (Table 4-2). This is largely
attributed to Submarkets A (77.1%), B (62.8%), E (71.3%), and G (56.0%) that have higher
concentrations of housing valued at levels affordable to households earning at or below 30% of the
AMI. Submarket D has the largest housing inventory totaling 9,058 units with only 15.6% of existing
owner-occupied housing falling within the 30% AMI affordability levels under conventional lending and
11.1% under FHA lending assumptions. This submarket area features higher-priced, which is consistent
with the findings from RKG’s property assessment value analysis and residential sales analysis.
Overall, the City of Dothan contains an abundance of lower-valued housing. Between 29.4% and 25.1%
of all housing units are priced affordable for households earning 50-80% AMI, which equates to housing
prices between $112,299 and $179,376. Roughly half of these housing units are in Submarket D (2,757
units). The city also has a sizable inventory of owner-occupied units fall within the 120% AMI and Above,
or roughly 15.8% under conventional loans and 24.7% under FHA lending. This indicates a considerable
supply of housing priced at $269,491 or more under conventional lending assumptions or at $215,301
or above under FHA assumptions. Household income levels at 120% of AMI are above $48,000 for
FHA mortgages and above $54,000 for conventional loans. Overall, the existing ownership market
throughout the city is generally considered affordable based on local income levels.
2.

Existing Rental Housing

The greatest number of renter occupied housing in the City of Dothan are affordable for households
making 50%-80% of AMI. Approximately 4,257 (42.9%) of the 9,914 rental-occupied units fall within
this threshold and have gross rents between $509 and $811 per month. Submarkets C (1,592 units) and
D (1,566 units) have the majority of units that fall within this affordability range (Table 4-3). Based on
RKG’s field observations, both submarket areas contain multi-family apartment buildings that are
primarily smaller in size (3-9 units). For Submarket C, the majority of these rental units are located west
of the railroad tracks, which were built in various periods of time and have very different building sizes,
qualities and levels of maintenance. As far as Submarket D, RKG identified large-scale new
development involving these property types.
An additional 20.5% of rental units are priced appropriately for households earning moderate incomes
(80-100% of AMI) or roughly $20,000 to $32,000 annually. These units have gross rents between $812
and $1,015 per month (Table 4-3). Approximately 12% of rental units have gross rents of $406 or
below, and priced appropriately for households earning extremely low incomes of 30% AMI or below
(less than $16,240/year). Furthermore, like owner-occupied units, there is a modest share (13.6%) of
units with higher rents, particularly those affordable to households making 100% of AMI and Above.
Nearly 70% of the City’s existing rental-occupied housing supply is in Submarkets C and D. The
distribution of renter-occupied units indicates that 65.8% occupied rental units in Dothan are affordable
to people making 80% of AMI and below or renting at $811 per month or less.

“Nobody puts 20% down on a house anymore,” MarketWatch, July 27, 2017 (https://www.marketwatch.com/story/nobody-puts-20down-on-a-house-anymore-2017-07-24).
1
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City of Dothan

City of Dothan

Minimum Maximum
% of
Threshold
Rent
Rent
Units
Units
RENTAL UNITS
30% of AMI and Below
$0
$406
1,186
12.0%
30% - 50% AMI
$407
$508
1,085
10.9%
50% - 80% AMI
$509
$811
4,257
42.9%
80% - 100%
$812
$1,015
2,036
20.5%
100% - 120%
$1,016
$1,218
782
7.9%
Above 120% AMI
$1,219
568
5.7%
Total
9,914 100.0%
Source: U.S. Census, HUD & RKG Associates Inc., 2017
Note: Rental Unit Affrodability based on 2-Person HUD Income Limits

Rental Units - Housing
Supply

Table 4-3
Rental Housing Unit Supply
City of Dothan and Surrounding Submarkets

298
43
161
55
7
16
580

63.1%
9.5%
17.9%
2.5%
4.1%
2.9%
100.0%

% of
Units
38.9%
16.0%
34.1%
7.1%
2.4%
1.4%
100.0%

Units
469
193
411
86
29
17
1,205

134
49
159
44
22
11
419

Units

Units

32.0%
11.7%
37.9%
10.5%
5.3%
2.6%
100.0%

% of
Units

40.2%
6.1%
30.5%
10.7%
3.9%
8.6%
100.0%

437
529
1,592
357
117
62
3,094

Units

14.1%
17.1%
51.5%
11.5%
3.8%
2.0%
100.0%

% of
Units

Submarket C

51.4% 1,387
7.4% 210
27.8% 1,053
9.5% 368
1.2% 134
2.8% 296
100.0% 3,448

52.7%
7.3%
27.5%
4.7%
3.0%
4.7%
100.0%

% of
Units

Submarket C

62.8% 1,816
5.3% 253
27.9% 949
1.6% 162
1.0% 105
1.4% 163
100.0% 3,448

% of
Units

Submarket B

364
31
162
9
6
8
580

77.1%
6.0%
9.9%
4.7%
2.1%
0.2%
100.0%

Submarket A

Units

Submarket B

% of
Units

Submarket A

Minimum Maximum
% of
Threshold
Value
Value Units
Units Units
CONVENTIONAL LENDING
30% of AMI and Below
$0 $100,371 4,873
31.8% 374
30% - 50% AMI
$100,372 $112,298
817
5.3%
29
50% - 80% AMI
$112,299 $179,376 4,512
29.4%
48
80% - 100%
$179,377 $224,580 1,609
10.5%
23
100% - 120%
$224,581 $269,490 1,117
7.3%
10
Above 120% AMI
$269,491
2,419
15.8%
1
Total
15,347 100.0% 485
FHA LENDING
30% of AMI and Below
$0 $80,188 3,314
21.6% 306
30% - 50% AMI
$80,189 $89,717
774
5.0%
46
50% - 80% AMI
$89,718 $143,307 3,852
25.1%
87
80% - 100%
$143,308 $179,422 2,264
14.8%
12
100% - 120%
$179,423 $215,301 1,354
8.8%
20
Above 120% AMI
$215,302
3,789
24.7%
14
Total
15,347 100.0% 485
Source: U.S. Census, HUD & RKG Associates Inc., 2017
Note: Ownership Unit Affrodability based on 3-Person HUD Income Limits

Ownership UnitsHousing Supply

Table 4-2
Ownership Housing Unit Supply
City of Dothan and Surrounding Submarkets

% of
Units
Units

% of
Units

155
220
969
531
131
35
2,041

Units

7.6%
10.8%
47.5%
26.0%
6.4%
1.7%
100.0%

% of
Units

Submarket E

% of
Units
98
7.1%
161 11.6%
694 50.2%
285 20.6%
81
5.9%
64
4.6%
1,383 100.0%

Units

Submarket F

20.6%
5.4%
26.5%
17.1%
10.8%
19.6%
100.0%

32.4%
5.8%
31.4%
12.7%
7.5%
10.1%
100.0%

% of
Units

Submarket F

11.1% 1,087 48.2% 665
2.3%
269 11.9% 175
18.8%
743 33.0% 853
17.8%
112
5.0% 550
12.9%
20
0.9% 348
37.1%
22
1.0% 630
100.0% 2,253 100.0% 3,221

248
6.5%
239
6.2%
1,566
40.8%
898
23.4%
455
11.9%
433
11.3%
3,839 100.0%

Units

Units

Submarket E

15.6% 1,607 71.3% 1,044
3.9%
167
7.4% 187
30.4%
437 19.4% 1,011
15.3%
20
0.9% 410
10.6%
5
0.2% 243
24.1%
17
0.8% 326
100.0% 2,253 100.0% 3,221

% of
Units

Submarket D

1,006
207
1,705
1,609
1,168
3,363
9,058

1,415
353
2,757
1,385
963
2,185
9,058

Units

Submarket D

% of
Units

110
92
552
270
67
37
1,128

Units

9.8%
8.2%
48.9%
23.9%
5.9%
3.3%
100.0%

% of
Units

Submarket G

1,509 42.4%
239
6.7%
839 23.6%
304
8.5%
194
5.5%
472 13.3%
3,557 100.0%

1,992 56.0%
185
5.2%
714 20.1%
233
6.6%
163
4.6%
270
7.6%
3,557 100.0%

Units

Submarket G

D.

HOUSING DEMAND ANALYSIS

1.

Existing Ownership Demand

To understand the existing home ownership demand, the household incomes of the 15,347 owneroccupied households were distributed across the housing affordability thresholds. The greatest share
(53.6%) of owner-occupied households that earn 120% AMI and Above range or those earning more
than $54,841/year. Submarket D has the large number (5,870 units) of owner-occupied units that fall
within this threshold. The market is more active in this area and features high-quality units that have been
built after 2000.
There is a high concentration (2,105 households) of owner-occupied households that fall within the 50%
to 80% of AMI and have annual incomes between $22,851 to $36,500. Additionally, there are 2,032
households making 30% of AMI or Below with annual incomes of $20,420 or less. This is largely
attributed to households within submarkets C-G (Table 4-4). The selected submarkets feature an older
housing stock, which indicates that the conditioning of these households are most likely in poor condition
and need of rehabilitation or new construction.
2.

Existing Rental Demand

Utilizing household income thresholds for two-person households to reflect the average rental household,
the analysis indicates that roughly 32.2% of the 10,566 renter-occupied households are concentrated
within the extremely low thresholds. These 30% AMI households earn $16,240 annually or less. An
additional 17.9% of households fall within the 50-80% AMI range earning between $20,301 and
$32,451 (Table 4-5). This indicates that the greatest demand for rental housing is generated by
extremely low to moderate-income households. Among the other submarket areas, there is a high
concentration of renter-occupied households that fall within 30% of AMI and below. Submarket C has
the share of rental households that fall in this affordable threshold at 1,118 households.

E.

AFFORDABLE HOUSING SUPPLY AND DEMAND GAP ANALYSIS

Understanding the extent to which the current housing supply aligns with the existing household demand
is the intersection at which you can assess housing affordability within a given area. To do this, RKG
Associates compared the number of housing units at each value threshold to the number of households
within each income threshold. This resulting analysis illustrates the extent to which the existing supply of
ownership and rental units are priced appropriately to be affordable for households throughout the city
and surrounding submarkets. While this analysis is static in that it does not project future demand from
outside the City of Dothan, it is the first step in assessing whether local households have sufficient incomes
to afford the current housing supply.
1.

Ownership Housing Gap Analysis

When the supply of owner-occupied housing units throughout the City is compared to the existing demand
for these units by owner-and-occupied households, there is a shortage of units (4,411 to 5,781 units) for
households that fall above the affordability threshold of 120% AMI and a surplus of 4,411 to 5,781
units for households which fall below 120% AMI (Table 4-6). Essentially, the analysis indicates that
although there are many households that can afford to spend more on their monthly housing costs, there
is not a sufficient supply of homes priced at higher levels to support the number of higher income
households. In housing markets like Dothan, when higher income households are in the market for a new
house, they are forced to purchase homes that are priced below their ability-to-pay, or below 30% of
their gross income. Consequently, they purchase homes at lower price points and come into direct
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City of Dothan

Submarket A

Submarket B

Submarket C

Submarket D

Submarket E

Submarket F

Submarket G

City of Dothan

34.4%
6.2%
20.4%
10.6%
8.3%
20.0%
100.0%

Submarket A

167
30
99
52
40
97
485

27.9%
4.3%
20.4%
9.9%
7.8%
29.7%
100.0%

Submarket B

162
25
118
58
45
172
580

13.3%
2.4%
18.9%
14.3%
10.4%
40.7%
100.0%

Submarket C

459
82
652
493
358
1,404
3,448

9.9%
1.2%
10.7%
6.8%
6.7%
64.8%
100.0%

Submarket D

899
105
965
612
607
5,870
9,058

21.9%
4.1%
19.3%
10.7%
9.1%
34.8%
100.0%

Submarket E

494
93
435
240
206
785
2,253

14.0%
2.4%
13.8%
10.0%
8.8%
50.9%
100.0%

Submarket F

452
77
444
323
284
1,641
3,221

19.2%
2.4%
17.7%
10.6%
8.7%
41.4%
100.0%

Submarket G

683
84
630
377
309
1,474
3,557

Threshold
Threshold
Minimum
RENTAL UNIT THRESHOLDS
30% of AMI and Below
$0
$16,240
30% - 50% AMI
$16,241
$20,300
50% - 80% AMI
$20,301
$32,450
80% - 100%
$32,451
$40,600
100% - 120%
$40,601
$48,720
Above 120% AMI
$48,721
Total
Source: U.S. Census, HUD & RKG Associates, Inc., 2017
Note: Thresholds based on 2-Person HUD Income Limtis
3,400
950
1,895
958
866
2,497
10,566

32.2%
9.0%
17.9%
9.1%
8.2%
23.6%
100.0%

775
118
192
56
37
100
1,278

60.6%
9.2%
15.0%
4.4%
2.9%
7.8%
100.0%

236
52
97
34
29
46
494

47.8%
10.5%
19.6%
6.9%
5.8%
9.4%
100.0%

1,188
315
679
286
221
566
3,255

36.5%
9.7%
20.9%
8.8%
6.8%
17.4%
100.0%

798
283
661
380
360
1,541
4,023

19.8%
7.0%
16.4%
9.4%
8.9%
38.3%
100.0%

704
211
390
227
227
394
2,153

32.7%
9.8%
18.1%
10.5%
10.6%
18.3%
100.0%

444
138
300
153
140
365
1,540

28.8%
9.0%
19.5%
9.9%
9.1%
23.7%
100.0%

372
106
254
150
127
301
1,310

28.4%
8.1%
19.4%
11.5%
9.7%
23.0%
100.0%

% of
% of
% of
% of
% of
% of
% of
% of
Households Households Households Households Households Households Households Households Households Households Households Households Households Households Households Households
Threshold
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Maximum Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold

Income - Housing Demand

Table 4-5
Rental Housing Unit Demand
City of Dothan and Surrouding Submarkets

Threshold
Threshold
Minimum
CONVENTIONAL & FHA LENDING
30% of AMI and Below
$0
$20,420
2,032
13.2%
30% - 50% AMI
$20,421
$22,850
358
2.3%
50% - 80% AMI
$22,851
$36,500
2,105
13.7%
80% - 100%
$36,501
$45,700
1,418
9.2%
100% - 120%
$45,701
$54,840
1,234
8.0%
Above 120% AMI
$54,841
8,200
53.4%
Total
15,347
100.0%
Source: U.S. Census, HUD & RKG Associates Inc., 2017
Note: Ownership Unit Affrodability based on 3-Person HUD Income Limits

% of
% of
% of
% of
% of
% of
% of
% of
Households Households Households Households Households Households Households Households Households Households Households Households Households Households Households Households
Threshold
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Within
Maximum Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold Threshold

Income- Housing Demand

Table 4-4
Ownership Housing Unit Demand
City of Dothan and Surrouding Submarkets

competition with homebuying households with lower incomes. This puts downward pressure on the housing
market and as a result, lower income households are given fewer homebuying options. The greatest
ownership housing surpluses are in Submarkets C, E, and G and are at the 30% AMI and Below level.
RKG believes much of this surplus is due to an abundance of homes that are in average to poor condition
and thus their values are lower than normal. These units might require extensive rehabilitation to make
them attractive to many homebuyers, but in some cases demolition might be the only feasible option.
Under the FHA lending assumption, there is a similar shortage of units at the upper thresholds (120% of
AMI and Above) equaling 4,411 units. There is a similar surplus of units within the lower thresholds,
particularly the 1,282 units at 30% of AMI and Below and 1,747 units that fall within the 50-80% AMI
affordability threshold. As stated earlier in this chapter, the FHA lending scenario more closely reflects
the typical mortgage transaction given the lower down payment requirements.
2.

Rental Gap Analysis

Based on comparison of rental-occupied households and units throughout the City of Dothan and
surrounding submarkets, there is a shortage of units for extremely low and higher income households.
The greatest shortage exists for households earning 30% of AMI and Below (-2,214 units) and 100%
of AMI and Above, specifically, the -1,929 unit gaps that exists in the 120% of AMI and Above
affordability threshold (Table 4-7). In effect, there is no high-end rental market in Dothan that is priced
appropriately for higher-income renters. The lack of investment grade multi-family communities
Consistent within the large number of housing units within 50% to 80% AMI, this threshold has the greatest
surplus of rental units with 2,362. The shortages at the extremely lower incomes indicate that there is a
high demand from rental households earning 30% of AMI or below ($406 or less in gross rent).
Furthermore, the shortage of units for extremely low-income households indicates that many of these
households are likely “cost burdened”, which means they are paying more than 30% of their gross
income towards their housing costs. Many of these existing households would benefit from rental
assistance programs or additional subsidized units priced to their level of affordability. Therefore, given
the current rental market, the potential for new rental units is greatest for those with the lowest, as well
as the highest incomes.
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Submarket A

Submarket B

Submarket C

Submarket D

Submarket E

Submarket F

Submarket G

1,282
416
1,747
846
120
(4,411)
0

$20,420
$22,850
$36,500
$45,700
$54,840

163.1%
216.0%
183.0%
159.6%
109.7%
46.2%
100.0%

239.8%
228.1%
214.4%
113.5%
90.5%
29.5%
100.0%

City of Dothan

2,841
459
2,407
191
(117)
(5,781)
0

$20,420
$22,850
$36,500
$45,700
$54,840

183.2%
152.6%
88.0%
23.3%
49.4%
14.4%
100.0%

224.0%
96.2%
48.6%
44.6%
24.7%
1.0%
100.0%

Submarket A

139
16
(12)
(40)
(20)
(83)
0

207
(1)
(51)
(29)
(30)
(96)
0
184.0%
173.5%
136.2%
95.4%
15.4%
9.3%
100.0%

224.7%
125.0%
137.0%
15.6%
13.2%
4.7%
100.0%

Submarket B

136
18
43
(3)
(38)
(156)
0

202
6
44
(49)
(39)
(164)
0
302.2%
255.6%
161.5%
74.7%
37.4%
21.1%
100.0%

395.6%
308.0%
145.6%
32.9%
29.3%
11.6%
100.0%

Submarket C

928
128
401
(125)
(224)
(1,108)
0

1,357
171
297
(331)
(253)
(1,241)
0
111.9%
198.1%
176.6%
262.8%
192.5%
57.3%
100.0%

157.4%
337.8%
285.6%
226.3%
158.7%
37.2%
100.0%

Submarket D

107
102
740
997
561
(2,507)
0

516
248
1,792
773
356
(3,685)
0
220.0%
289.7%
170.7%
46.6%
9.7%
2.8%
100.0%

325.3%
179.9%
100.4%
8.3%
2.4%
2.2%
100.0%

Submarket E

593
176
308
(128)
(186)
(763)
0

1,113
74
2
(220)
(201)
(768)
0

147.1%
226.4%
192.2%
170.5%
122.4%
38.4%
100.0%

231.0%
241.9%
227.9%
127.1%
85.5%
19.9%
100.0%

Submarket F

213
98
409
227
64
(1,011)
0

592
110
567
87
(41)
(1,315)
0

220.9%
285.9%
133.1%
80.6%
62.8%
32.0%
100.0%

291.7%
221.3%
113.3%
61.8%
52.8%
18.3%
100.0%

Submarket G

826
155
209
(73)
(115)
(1,002)
0

1,309
101
84
(144)
(146)
(1,204)
0

Minimum Maximum Threshold Threshold Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as %
Threshold
Rent
Rent Minimum Maximum (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand
RENTAL UNIT THRESHOLDS
30% of AMI and Below
$0
$406
$0 $16,240 (2,214)
34.9%
(306)
60.5%
(102)
56.8%
(751)
36.8%
(550)
31.1%
(549)
22.0%
(346)
22.1%
(262)
29.6%
30% - 50% AMI
$407
$508 $16,241 $20,300
135
114.2%
75
163.6%
(3)
94.2%
214
167.9%
(44)
84.5%
9
104.3%
23
116.7%
(14)
86.8%
50% - 80% AMI
$509
$811 $20,301 $32,450 2,362
224.6%
219
214.1%
62
163.9%
913
234.5%
905
236.9%
579
248.5%
394
231.3%
298
217.3%
80% - 100%
$812 $1,015 $32,451 $40,600 1,078
212.5%
30
153.6%
10
129.4%
71
124.8%
518
236.3%
304
233.9%
132
186.3%
120
180.0%
100% - 120%
$1,016 $1,218 $40,601 $48,720
(84)
90.3%
(8)
78.8%
(7)
76.7%
(104)
52.8%
95
126.4%
(96)
57.6%
(59)
58.0%
(60)
52.9%
Above 120% AMI
$1,219
$48,721
(1,929)
22.7%
(83)
17.0%
(35)
23.8%
(504)
11.0% (1,108)
28.1%
(359)
8.9%
(301)
17.5%
(264)
12.3%
Total
(652)
93.8%
(73)
94.3%
(75)
84.8%
(161)
95.1%
(184)
95.4%
(112)
94.8%
(157)
89.8%
(182)
86.1%
Source: U.S.Census, HUD & RKG Associates, Inc., 2017
Note: Thresholds based on 2-person HUD Income Limits

Gap Analysis

City of Dothan

Threshold Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as % Surplus/ Supply as %
Maximum (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand (Shortage) of Demand

Table 4-7
Rental Housing Unt Surplus/(Gap) by Affordability Range
City of Dothan and Surrouding Submarkets

Minimum Maximum Threshold
Threshold
Value
Value Minimum
CONVENTIONAL LENDING
30% of AMI and Below
$0 $100,371
$0
30% - 50% AMI
$100,372 $112,298
$20,421
50% - 80% AMI
$112,299 $179,376
$22,851
80% - 100%
$179,377 $224,580
$36,501
100% - 120%
$224,581 $269,490
$45,701
Above 120% AMI
$269,491
$54,841
Total
FHA LENDING
30% of AMI and Below
$0 $80,188
$0
30% - 50% AMI
$80,189 $89,717
$20,421
50% - 80% AMI
$89,718 $143,307
$22,851
80% - 100%
$143,308 $179,422
$36,501
100% - 120%
$179,423 $215,301
$45,701
Above 120% AMI
$215,302
$54,841
Total
Source: U.S.Census, HUD & RKG Associates, Inc., 2017
Note: Thresholds based on 3-person HUD Income Limits

Gap Analysis

Table 4-6
Ownership Housing Unit Surplus/(Gap) by Affordability Range
City of Dothan and Surrounding Submarkets

F.

FINDINGS

1.

Ownership Housing Market

The housing affordability analysis indicates that there are notable shortages of units within the upper
value ranges and a surplus of units within the extremely lower and lower households based on the
demand of existing owner-occupied units. Based on FHA mortgage assumptions, there is a shortage of
units priced approximately $215,302 and above and a surplus of units priced $80,188 and below.
Additionally, Submarkets C, D, F and G feature the most notable shortages among the other submarket
areas. Most of the housing inventory in Submarkets D and F are larger households of higher value while
Submarkets C and G are smaller household with moderate values. Overall, there has not been much
recent development activity within most submarkets based on the field assessment that took place earlier
this year, which is commensurate with the shortages that have occurred within these submarkets.
Submarkets D and F have the largest number of houses under construction where most of these houses
are situated in suburban residential subdivisions. Ultimately, the surplus of units that fall within the
extremely lower affordability threshold indicates that the households are choosing to live in poor
conditions that aren’t well-maintained. Rehabilitation initiatives should be considered throughout the city
as well as Submarkets C, E and G that feature older housing stock. The value will increase but it will
narrow the gap between the shortage and surplus in each of these areas while offering a balance of
housing options.
2.

Rental Market

Relative to rental affordability within the study area, there are notable shortages within the extremely
low and upper income thresholds and surplus of units within the low to mid affordability thresholds based
on the incomes of existing households. Specifically, there is a shortage of units with gross rents at $406
and below and a surplus of units with rents between approximately $407 and $1,015. Most existing
rental units in the City of Dothan are older and consist of persons that earn 80% of AMI and below.
Existing shortages of these lower income households would benefit from rental assistance programs or
additional subsidized units priced to their level of affordability. Ultimately, surrounding submarkets are
constructing rental units with higher asking rents and it’s only a matter of time until new potential units
could increase gross rent ranges throughout the City of Dothan.
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APPENDIX E

Create Coordinated Organizational and Administrative Structure to Implement Strategies
GOAL

ACTION ITEM

PRIORITY

Initiate and execute Memorandum of Agreement between
Dothan Housing Authority and City of Dothan in order to
carry out the full range of tasks required to implement price
appropriate housing development and preservation.
Create designated City Housing Coordinator to coordinate
City efforts across departments, identify priority projects,
Establish clear roles and and provide leadership and staff support
responsibilities for overall
Establish and support primary lead housing organization,
implementation
autonomous from government, to implement recommended
price appropriate housing initiatives

GOAL

Establish roles and
responsibilities of land
banking entity

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Short
(0-6
months)

Dothan Housing Authority and City of
Dothan

Short
(0-6
months)

City of Dothan

Short
(0-2 years)

Memorandum of Understanding
between City of Dothan and
Dothan Housing Authority

N/A

Dothan Housing Authority and City of
Dothan

Establish processes, policies, and procedures for
management of recommended housing initiatives

Short
(0-2 years)

Dothan Housing Authority and City of
Dothan

Establish program priorities and initiatives

Medium
(0-5 years)

Dothan Housing Authority and City of
Dothan

ACTION ITEM

PRIORITY

TIME
FRAME

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Establish property acquisition policies and procedures
including criteria for disposition and development

Short
(0-2 years)

Dothan Housing Authority and City of
Dothan

Establish process, policies, and procedures for management
of land bank assets during holding period

Short
(0-2 years)

Dothan Housing Authority and City of
Dothan

Creation of land bank authority
Short
and board installations within next
(0-2 years)
two years

Select property appraisers, property maintenance,
acquisition agent, and real estate attorney to support
property acquisition program
Determine funding sources for land banking entity to acquire
vacant or abandoned properties in Priority Project Areas

150

TIME
FRAME

PRIORITY

TIME
FRAME

ACTION ITEM

Establish mechanisms for
tracking and reporting on
vacant, abandoned,
foreclosed and rental
properties inside Ross
Clark Circle

Organize and train neighborhood block committees to
document the existence of poor condition and vacant
properties on a quarterly basis

Medium
(0-5 years)

Create property database that tracks information on high risk
properties and allows for timely implementation action,
coordination and project management; updated regularly

Short
(0-2 years)

Dothan Housing Authority and City of
Dothan
Dothan Housing Authority, City of
Dothan, Wiregrass United Way,
Southeast Alabama Community
Foundation, Local Lenders

Short
(0-2 years)

GOAL

City of Dothan Strategic Affordable Housing Implementation Plan

N/A

METRICS TO MEASURE
SUCCESS

Establish a property database to
track high risk properties

ESTIMATED
COSTS
Cost of database
setup and
maintenance

IMPLEMENTATION PARTNERS
Dothan Housing Authority, City of
Dothan, Wiregrass United Way,
Southeast Alabama Community
Foundation, Local Lenders
Dothan Housing Authority and City of
Dothan

Legislative Actions

GOAL

ACTION ITEM

PRIORITY

Determine funding sources and revenue streams for land
banking entity
Structure land bank
framework to expeditiously
acquire properties for
purpose of responsible
development

GOAL

Allow for capture of real estate taxes for up to 50% for five
years AFTER the sale of land banked properties
Limit acquisition of land banked properties for responsible
redevelopment and public purpose (no investment
properties)

Create voluntary rental unit registration program to monitor
code compliance

METRICS TO MEASURE
SUCCESS

Short
(0-2 years)
Short
Convey 50% of land bank
(0-6
properties for responsible
months)
redevelopment
within 2 years of
Short
existence
(0-2 years)

Establish policy to allow for removal of liens in order to clear
title and make properties marketable

ACTION ITEM

TIME
FRAME

ESTIMATED
COSTS

Dothan Housing Authority and City of
Dothan
City of Dothan
N/A
City of Dothan

Short
(0-2 years)

PRIORITY

TIME
FRAME

Dothan Housing Authority and City of
Dothan

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

Short
(0-2 years)

Create local ordinances to Pass a local rental registry ordinance to track rental units
mitigate increasing high
Create a minimum standards ordinance to enforce habitable
risk properties
rental units

Long
Short
(0-2 years)

Initiate rezoning as required to support development in high
priority areas

Short
(0-2 years)

IMPLEMENTATION PARTNERS

IMPLEMENTATION PARTNERS
City of Dothan

Register at least 50% of single
family rental units

City of Dothan
N/A
City of Dothan
City of Dothan
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Capacity Building, Housing Education and Comprehensive Strategic Planning
GOAL

ACTION ITEM

PRIORITY

152

IMPLEMENTATION PARTNERS
City of Dothan, Local Lenders,
Community First Real Estate,
Berkshire Hathaway Realty

Expand general housing education classes and include
information on understanding of the role of affordable
housing for homeownership and rental markets

Short
(0-6
months)

Dothan Housing Authority, Wiregrass
Habitat for Humanity, Local Lenders,
Community First Real Estate,
Berkshire Hathaway Realty

Short
(0-2 years)

ACTION ITEM

Conduct annual fair housing
testing starting in 2018

N/A

PRIORITY

TIME
FRAME

Dothan Housing Authority, Local
Lenders, Community First Real
Estate, Berkshire Hathaway Realty
Dothan Housing Authority, Wiregrass
Habitat for Humanity, Local Lenders,
Community First Real Estate,
Berkshire Hathaway Realty

Short
(0-2 years)

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Use Suitability Analysis results to confirm up to three (3)
Priority Project Areas for housing development or
preservation; repeat for phased development

Short
(0-2 years)

City of Dothan

Implement housing initiatives in Project Priority Areas to
demonstrate the potential impact of a targeted approach;
repeat for phased development

Medium
(0-5 years)

Dothan Housing Authority

Focus short term housing
implementation
Target funding to Priority Project Areas for five (5) years, to
strategies in Priority
be reviewed and potentially reallocated to next phase of
Project Areas for strategic
Priority Project Areas
comprehensive approach

Build capacity of small
local housing partners to
implement housing
initiatives in Priority
Project Areas

ESTIMATED
COSTS

Short
(0-6
months)

Provide accessible information on available mortgage
lending products for homeownership

GOAL

METRICS TO MEASURE
SUCCESS

Establish process for conducting regular fair housing testing
in both the lending and rental markets

Expand fair housing
education events to
improve awareness of fair
Provide fair housing training for lending and property
housing rights
management professionals

GOAL

TIME
FRAME

Short
(0-2 years)

Complete small area or
neighborhood plans for at least
three (3) Priority Project Areas

N/A

City of Dothan, Dothan Housing
Authority, Wiregrass Habitat for
Humanity, Wiregrass United Way,
Southeast Alabama Community
Foundation, Local Lenders

Target infrastructure projects to Priority Project Areas for
five (5) years, to be reviewed and potentially reallocated to
next phase of Priority Project Areas

Short
(0-2 years)

City of Dothan, Public Works,
Downtown Development Authority

Complete local neighborhood revitalization plans to set
future goals and to target areas to improve the quality of life

Medium
(0-5 years)

City of Dothan, Property Owners

ACTION ITEM
Establish capacity building /technical assistance program for
faith-based organizations interested in small scale housing
development in their focus areas
Expand capacity of local housing partners to respond to
housing redevelopment needs through engagement of
intermediary for strategic capacity building

City of Dothan Strategic Affordable Housing Implementation Plan

PRIORITY

TIME
FRAME
Short
(0-2 years)

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

$80,000 for
Faith based or small builders
City of Dothan, Dothan Housing
services of
complete a minimum of 5 housing
Authority, Wiregrass Habitat for
intermediary to
rehabs/new infills for low to
Humanity, Faith-based organizations,
assist with
Medium
moderate income families
Development partners
capacity
building
(0-5 years)

Strategic, Comprehensive Infill and Multi-Family Development
GOAL

ACTION ITEM

PRIORITY

Determine Priority Project Areas or targeted blocks based on
data, current/proposed redevelopment projects, and
potential site control

Establish design standards
and construction
specifications for infill and
multifamily development

GOAL

ACTION ITEM

Short
(0-2 years)

PRIORITY

TIME
FRAME
Short
(0-2 years)

Establish design standards that build on and preserve the
architectural character of the Priority Project
Areas/neighborhoods

Short
(0-2 years)

Use Suitability Analysis results to identify underutilized
properties that can be reprogrammed for small multi family
projects

Short
(0-2 years)

PRIORITY

Establish guidelines and process to offer subsidies to
developers for the inclusion of price appropriate housing in
Expand use of developer their development
incentives to encourage Establish guidelines and process to offer a fee waiver of
development of price planning, permitting, or impact fees
appropriate housing
inside Ross Clark Circle Establish guidelines and process to offer an expedited
processing of required documents submitted to the City of
Dothan

GOAL

ACTION ITEM

Identify potential lending institutions and alternative
Establish lending pool for financing sources for lending consortium
large scale housing
Create framework, loan criteria and lender participation
development
guidelines for multi family lending consortium

ESTIMATED
COSTS

TIME
FRAME

Memorandum of Understanding
with 2-3 qualified developers

N/A

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

Short
(0-2 years)
Short
(0-2 years)

IMPLEMENTATION PARTNERS
City of Dothan

Development of design book for
development standards for infill
and multi family development

N/A

City of Dothan

City of Dothan

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS
City of Dothan

50% increase in number of
available price appropriate multi
Short
(0-2 years) family housing units within next
two years
Short
(0-2 years)

TIME
FRAME

Dothan Housing Authority
Dothan Housing Authority

Short
(0-2 years)

PRIORITY

IMPLEMENTATION PARTNERS
City of Dothan

Short
(0-2 years)

Establish design standards and construction specifications
for development of price appropriate housing

ACTION ITEM

METRICS TO MEASURE
SUCCESS

Short
(0-6
months)

Establish process and
Prepare Request for Qualifications outlining roles,
qualifications for
responsibilities and qualifications to establish pool of
developer participation
qualified developers
Select qualified developers based on redevelopment
approach, ability to obtain site control, and development
capacity

GOAL

TIME
FRAME

METRICS TO MEASURE
SUCCESS
$5M commitment for gap
financing for large scale infill or
multi family development projects

N/A

City of Dothan
City of Dothan

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS
City of Dothan, Local Lenders

N/A
City of Dothan, Local Lenders
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Targeted Model Block and Catalytic Projects
GOAL

Establish process and
qualifications for small
builder participation

GOAL

Establish process to
strategically identify
housing rehab and
preservation projects

GOAL

ACTION ITEM

PRIORITY

Determine Priority Project Areas or targeted blocks based on
data, current/proposed rehab/preservation and/or potential
demolition projects

Short
(0‐6
months)

Prepare Request for Qualifications outlining roles,
responsibilities and qualifications to establish pool of qualified
builders

Short
(0‐2 years)

Select qualified builders/developers based on skill sets,
capacity, and experience

Short
(0‐2 years)

Establish rehab and design standards, and construction
specifications for rehab and preservation of price appropriate
housing units, including accessibility guidelines for aging in
place

Short
(0‐2 years)

ACTION ITEM

PRIORITY

Short
(0‐2 years)

Establish proactive and sustained code enforcement strategy
that allows residents to report code violations and City (or
assigned vendor) to respond timely

Short
(0‐2 years)

ACTION ITEM

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS
City of Dothan

Dothan Housing Authority
Memorandum of Understanding
with minimum of 4 small builders

N/A
Dothan Housing Authority
City of Dothan, Wiregrass Habitat for
Humanity

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS
City of Dothan

PRIORITY

Medium
(0‐5 years)

City of Dothan

Short
(0‐2 years)

City of Dothan

TIME
FRAME

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Using parcel analysis data, identify initial list of rental units for
registration including vacant, abandoned and foreclosed
properties

Short
(0‐2 years)

City of Dothan, Property Owners

Create guidelines for voluntary registration program

Medium
(0‐5 years)

City of Dothan

Minimum of 50% of rental/vacant
Medium properties in voluntary registration
(0‐5 years)
within next two years

N/A

City of Dothan

Implement rules for sunsetting all properties and prompt
registration when title changes

Medium
(0‐5 years)

City of Dothan

Establish guidelines and timeline for mandatory license or fee‐
based registration, allowing voluntary registrants to
grandfather into program

Medium
(0‐5 years)

City of Dothan

ACTION ITEM

Develop a strategic
demolition program to
reduce blight and create Assign demolition projects to qualified vendors or acquire to
include in land bank for future redevelopment
redevelopment
opportunities
Land bank demoed properties and clear title for future
redevelopment

City of Dothan Strategic Affordable Housing Implementation Plan

METRICS TO MEASURE
SUCCESS

City of Dothan, Wiregrass Habitat for
Humanity, Wiregrass United Way,
Faith based organizations, Property
$10,000 ‐ $30,000
30% increase in number of
Owners
available price appropriate quality per renovation for
Medium housing units in PPAs within next unit in fair to poor City of Dothan, Wiregrass Habitat for
(0‐5 years)
Humanity
condition
two years

Establish criteria and guidelines to preserve and rehab existing
housing including retrofitting to enhance aging in place
Using parcel analysis and market data, undertake planning of
model public/private housing redevelopment that addresses
variety of price appropriate housing needs for homeowners
and renters
Commission a community retention study to determine tools
and strategies to combat gentrification and potential
displacement in PPAs or other redevelopment will occur

Using parcel analysis and market data, develop list of
potential demolition candidates based on newly established
criteria for evaluating demolition candidates
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TIME
FRAME

Using parcel analysis data, identify and prioritize potential
rehab and preservation projects within the Priority Project
Areas (Phase I), neighborhoods (Phase II) , and within Ross
Clark Circle (Phase III)

Establish rental and
Establish guidelines for compliance, including
vacant property registry schedules/timelines, property inspections, and penalties for
program
non‐compliance

GOAL

TIME
FRAME

PRIORITY

TIME
FRAME
Short
(0‐2 years)
Medium
(0‐5 years)
Medium
(0‐5 years)

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

Redevelopment of 50% of
demolition properties to create
price appropriate housing units

$175,000 per new
single family
construction

IMPLEMENTATION PARTNERS
City of Dothan
City of Dothan
City of Dothan, Dothan Housing
Authority

Housing Funding and Financing Mechanisms

GOAL

ACTION ITEM

PRIORITY

GOAL

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Short
(0-2 years)

City of Dothan

Obtain funding approval for long range public funds
investment

Medium
(0-5 years)

City of Dothan, Dothan Housing Authority

Medium
(0-5 years)

Fund $1 million land bank acquisition fund over the next two
(2) years through public and private funds to acquire key
redevelopment properties in Priority Project Areas (Phase I)
and within Ross Clark Circle (Phase II)

Short
(0-2 years)

Identify opportunities for use of various tax credit initiatives
(Historic, LIHTC)

Medium
(0-5 years)

ACTION ITEM

PRIORITY

Determine amount of development assistance available
based on development type, and affordability period of
development assistance

Create lending pool to
Host Lenders' Information Session to generate awareness of
leverage public funds,
comprehensive housing initiatives
encourage development
within Priority Project
Areas
Obtain long term financing commitments from local lenders
through Memorandum of Understanding

TIME
FRAME
Short
(0-6
months)

Determine amount of assistance available to potential
homeowners to encourage homeownership

ACTION ITEM

City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Southeast Alabama Community
Foundation, Local Lenders
City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Southeast Alabama Community
Foundation, Local Lenders
City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Southeast Alabama Community
Foundation, Local Lenders

Short
(0-2 years)

Identify sources and
funding for housing
Create and fund a special fund to be leveraged with public
initiatives and strategies funds to target housing to be developed for households with
incomes at or below 30% of area median income

Identify sources for
development subsidies
from City and DHA

METRICS TO MEASURE
SUCCESS

Develop City policies for public fund investments in Priority
Project Areas for next five (5) years

Secure additional funding sources to direct towards housing
development and housing education activities, including
resource re-allocation and identification of new funding
opportunities

GOAL

TIME
FRAME

Short
(0-6
months)

PRIORITY

$3M commitment each from
three different funding sources, to
be replenished on a cyclic basis

N/A

Dothan Housing Authority,
Development Partners

METRICS TO MEASURE
SUCCESS

Provide access to guaranteed gap
financing/down payment
assistance within next two years

ESTIMATED
COSTS

City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Southeast Alabama Community
Foundation, Local Lenders

N/A

City of Dothan, Dothan Housing
Authority, Development Partners

TIME
FRAME

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

Short
(0-2 years)

$2M commitment to leverage
other financing/funding for
targeted development projects
within the PPAs

N/A

Short
(0-2 years)

IMPLEMENTATION PARTNERS

IMPLEMENTATION PARTNERS
City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Community First Real Estate,
Berkshire Hathaway Realty, Faith
based organizations
City of Dothan, Dothan Housing
Authority, Local Lenders

City of Dothan Strategic Affordable Houisng Implementation Plan
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Marketing and Re-Branding Campaign

GOAL

ACTION ITEM

PRIORITY

Establish processes, policies, and procedures for
recruitment, activities, and participation, and regular
celebration of Community Champions

ACTION ITEM

Short
(0-6
months)

PRIORITY

Short
(0-6
months)
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Community Champion KickOff
Event with a minimum of 20
Community Champions identified

N/A

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

PRIORITY

TIME
FRAME

City of Dothan, Dothan Housing
Authority
City of Dothan, Dothan Housing
Authority, Wiregrass United Way,
Wiregrass Habitat for Humanity,
Southeast Alabama Community
Foundation, Development Partners

IMPLEMENTATION PARTNERS
Dothan Housing Authority

Increased awareness and
knowledge of price appropriate
housing and initiatives

N/A

Short
(0-6
months)

Create quarterly newsletters to keep residents up to date
with plans, programs, and events

Secure professional marketing/branding entity that
Create visual identity, understands neighborhoods, housing and community
marketing and branding development
Develop visual identity that projects the positive aspects of
tactics that support price
price appropriate housing
appropriate housing
Develop variety of marketing/branding events that can be
development for all
sponsored by Community Champions using endorsed visual
Dothan citizens
identity

TIME
FRAME

IMPLEMENTATION PARTNERS
City of Dothan, Dothan Housing
Authority

Short
(0-2 years)

Educate residents on
Create social media accounts for internal meetings between
housing subject matter
Champions and communication with residents and
and support housing
stakeholders in the community
initiatives

ACTION ITEM

ESTIMATED
COSTS

Medium
(0-5 years)

Schedule and organize quarterly workshops to educate
residents on subject matter such as affordable housing and
development process

GOAL

METRICS TO MEASURE
SUCCESS

Short
(0-6
months)

Identify and recruit Community Champions as necessary to
Recruit Community
Champions and establish assist in the implementation of housing initiatives
roles and responsibilities
Organize, train, and continually update Community
Champions to become knowledgeable in the housing
initiatives and related subject matter such as affordable
housing and development process

GOAL

TIME
FRAME

Dothan Housing Authority

Dothan Housing Authority

METRICS TO MEASURE
SUCCESS

ESTIMATED
COSTS

IMPLEMENTATION PARTNERS

Short
(0-2 years)

City of Dothan, Dothan Housing
Authority

Short
Increased positive feedback about
$50,000 - $75,000
(0-2 years)
affordable housing initiatives

City of Dothan, Dothan Housing
Authority

Medium
(0-5 years)

City of Dothan, Dothan Housing
Authority

