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The cost to live in Seattle is higher than ever.  Last 
year alone, home prices went up more than 20%, 

while income remained relatively constant.  This is nothing 
new.  Seattle housing prices have increased steadily for the 
last 50 years. And with prices falling in other parts of the 
country, the Seattle market is leveling out at best.  So this 
is great for people who bought here ten, or even two years 
ago.  But what about the rest of us?  Are we stuck in an end-
less cycle of rent increases, while paying off other people’s 
mortgages?  Has the dream of homeownership become unat-
tainable for working families?   What about our children and 
grandchildren?  At this rate, by the year 2056, only million-
aires will be able to crack the impenetrable Seattle housing 
market.

That’s why I’m proud to be working toward a solution.  
I worked as a homeownership counselor in Oakland, CA, 
where I helped lots of families buy homes.  But as time pass-
es, prices keep skyrocketing, and purchasing becomes less 
and less feasible for working people.  As the new Homeown-
ership Program Manager with HCLT, I can support families 
to make homeownership affordable now, and create a legacy 
of permanently affordable housing stock in the community.  

Currently with up to $90,000 in down payment assistance, 
the HCLT Advantage program can ensure that your family 
has a monthly payment that is comfortable, while building 

equity and appreciation.  Plus, when you partner with HCLT 
to purchase your first home, you can feel good, knowing 
that a family down the road will have the same opportunity.  
With new funds ready, and new provisions which allow our 
buyers to purchase condominiums, maybe it’s time to turn 
your dreams into realities.  I look forward to helping you 
achieve your dreams for homeownership.  

Meet Angel Dawson,
HCLT’s new Homeownership 
Program Manager

As home prices have increased much faster than 
incomes in recent years, affordability has rapidly 

declined. This is true even for the middle class. Right now 
a household making $74,300 (the median income) with 
$10,000 in savings finds themselves $150,000 short of afford-
ing a $400,000 home (the King County median price)! The 
housing affordability crisis has now penetrated deep into the 
middle class.

As always, the situation is far more difficult for modest 
income households. Households making $50,000 (still con-
sidered a good income by many), with a $10,000 savings, can 
only afford a $165,000 house without assistance.

Currently, the King County housing market is only offer-
ing adequate homeownership options to households mak-
ing $115,000 a year or more. The rest of us are stretching 
like never before to buy a house. Individual “stretching” 
strategies include working a second or third job, borrowing 
unaffordable loan amounts, and “driving to qualify”, leading 
households to purchase in lower cost areas far from employ-
ment centers. 

Each of these approaches has negative impacts on individ-
ual households. More time consumed by work and commut-
ing leaves less time available for family life. High monthly 
payments erode the ability to save, force tradeoffs between 
housing and health care, and leave households vulnerable to 
losing their home through foreclosure if they hit a bump in 
their financial road. 

Households stretched thin also negatively impact our 
communities. Less free time means less involvement in local 
community affairs, less involvement in children’s lives, in 
schools, and less volunteerism. Escalating housing prices 

A housing market out of 
balance
Letter from Sheldon Cooper, HCLT Executive Director

145th.  With 2 bedrooms and a bonus room, 1280sqft, “a 
huge yard with twin pine trees for Miles,” hardwood floors, a 
fireplace, energy efficient windows and great neighbors they 
“really lucked out.”  The family now lives within walking 
distance of the local high school and Madison pool, and say 
they are still discovering things about their neighborhood. 
“Our agent did everything he could to make the offer attrac-
tive, and as the house was being sold by the Seattle Housing 
Authority, it was appealing that the house was becoming 
permanently affordable as part of the land trust.”  

When asked what’s different about being a homeowner, 
Willow said, “it’s scarier.” She told a story about taking the 
first bath in her new tub and thinking “someone needs to fix 
that grout in the tub… and then thinking…oh, that some-
one is me.”  When something happens you are responsible.   
There’s no landlord to call.   But responsibility is also free-
dom, and they’ve already painted the walls and can “re-paint 
whenever we want.”  They have lot of ideas for slowly im-
proving the home, including converting the garage into more 
livable space.  In the meantime, they shared that Miles loves 
their new home.  “All summer he’s been enjoying the yard 
for as long and as often as he can.”  When asked what they 
would tell other families considering the program, Willow 
said families should be realistic. “Even with a program like 
this, owning a home in Seattle is becoming a nearly impos-
sible dream.  This might be the last shot for many families 
who want to live in Seattle and own their own home.  But 
with HCLT you are able to give it a shot; and when you do, 
be prepared for a miracle.”
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lower owner occupancy rates and increase speculative real 
estate investment, which diminish community control and 
increase displacement of modest income residents. “Driving 
to qualify” is driving our regional traffic and transportation 
problems, as people commute further distances to work. 
Foreclosure rates are climbing and predatory loans are grow-
ing in market share. The costs of our inflated real estate 
market extend far beyond those who struggle to pay the 
mortgage, cope with higher tax bills, or see their ability to 
buy a first home slipping away.

Instead of being stretched until we break by an out-of-
control housing market, we need another option. Homestead 
Community Land Trust creates stable affordable homeown-
ership for those priced out of our high cost market. In the 
process, we are helping rebuild a civic foundation that will 
support us all. 

Autumn at HCLT brings great news for wait-listed and 
prospective applicants!  First, a new round of fund-

ing was approved in September. This means that 12 more 
families will have the opportunity to purchase homes this 
year though our buyer-driven home ownership program. 
After going through the approval process with HCLT, these 
soon-to-be homeowners will get up to $90,000 to help them 
purchase a Seattle home. These homes can be anywhere the 
buyers choose within the Seattle city limits. The $90,000 
helps to bridge the gap between what working families can 
afford and the skyrocketing prices of the property market.  
If a family qualifies for a loan of $210,000 based on their 
income and debts, a $90,000 grant would allow them to shop 
for home up to $300,000.  

With property values at an all-time high, we need more 
tools to help first-time buyers.  Condominiums and town 
homes can be a great in-city housing alternatives, and tend 
to be more affordable then single-family homes. With the 
help of Fred Corbit at Heller Ehrman LLP, HCLT developed 
documents to allow our buyers the flexibility of these owner-
ship options.  So, if based on your income and debts you 
qualify for a mortgage of $90,000 and you think you can’t 
own a home in Seattle–think again.  With our $90,000 in 
assistance, your new purchase price is $180,000, the price of 
your beautiful new in-city condominium. 

With these exciting new fall programs our funding slots 
are sure to fill up fast.  So contact Angel Dawson to get your 
family enrolled today.

HCLT Advantage: An Update

September has brought change to HCLT. After nearly 
three years as our Homebuyer and Membership 

coordinator, Quinnie Tan has moved on from HCLT to take a 
position with the Seattle Office of Housing. During her time 
with HCLT, Quinnie was instrumental in growing HCLT 
from 1 to 10 homes, helping aspiring buyers become pur-
chase-ready, improving communications with our members, 
and much more. At the Office of Housing, Quinnie will work 
on multi-family rental projects, as well as support the Hom-
eownership staff. While her skills and style will be missed 
in the office, it is always good to have another person at 
the Office of Housing who is well-versed in community land 
trusts and the community benefits they bring. And while 
Angel Dawson has quickly assumed the helm as HCLT’s new 
Homeownership Program Manager (see Angel’s intro above), 
Quinnie will still be helping out as HCLT’s volunteer Web-
master. Thank you Quinnie for giving so much of yourself to 
HCLT!

Becky Andrews has been appointed to fill our vacant Com-
munity-At-Large board seat until the Annual Membership 
Meeting on October 27, where she will stand for election. 
She has lived in Seattle for six years and graduated from the 
University of Washington with a law degree and Masters 
of Public Administration in 2004. She focused her Master’s 
project on the history of gentrification in Seattle’s Central 
District. When asked why she wanted to join the HCLT 
board, Rebecca shared the following: “First, after almost 
a year in private legal practice, I am eager to begin giving 
back to the community.  I have been interested in social 
justice, class and race issues for many years, and HCLT 
works at the intersection of all of these issues.  As a Seattle 
resident, I want to work to maintain a diverse community 
in Seattle.  As the housing prices in our neighborhoods rise, 
many residents are priced out of the market leading to a 
homogenous city population.” Welcome Becky!

Comings and goings

Quinnie Tan, former HCLT 
staff, at the City of Seattle 
Offi ce of Housing

Homestreet Bank recently recognized HCLT’s work to cre-
ate permanently affordable homeownership awarding us one 
of eight 2006 Community Housing Awards given out in the 
Northwest. This $10,000 grant will support general opera-
tions. Thank you Homestreet Bank!

Thanks also go out to the U.S. Bancorp Foundation for 
granting $3,500 to HCLT this year to support our work.

The Archdiocese of Seattle’s Catholic Campaign for Hu-
man Development contributed $2,500 to HCLT’s effort to 
combat displacement of low income households from the 
Rainier Valley in 2006. Thank you CCHD!

Grants come in to support 
HCLT

When you apply for a home loan, a cell phone, insurance 
and even some jobs, your credit report will be reviewed. Be-
fore you apply you should understand your credit, because it 
is so important. Then you can control how it reflects on you. 
One important but little-understood aspect of your credit 
report is your credit score.

Each of the three credit bureaus (Experian, Equifax, and 
Trans Union) calculates your credit score based on your 
personal credit history. Approximately 30 individual factors 
are used to determine your credit score. Credit scores can 
range from 300 to 900.  Generally, scores of 620 and above 
are considered acceptable for standard financing options.  

There are five broad areas that credit bureaus look at 
in calculating your credit score.  Each area accounts for a 
certain percentage of your credit score.

• Payment History - Details about credit cards, install-
ment loans (such as car or student loans), and mortgage 
loans.  Any late or missed payments show up in this part of 
the score, which accounts for about 30% of the total.

• Outstanding Debt - The total amount you owe, and the 
ratio of your credit balance to your credit limits is factored 
in for another 30%. If you don’t want to lose points for this 
reason, carry balances below 30% of your available credit on 
credit card (for example: less then $30 on a $100 credit card, 
or less then $3,000 on a $10,000 credit card).

• Credit History - How long have you been building a 
credit history?  How long have you had your current ac-
counts?  On average, this category determines 20% of your 
score.  So if you’re new to credit, it just takes time to estab-
lish a positive credit history.

• Pursuit of new Credit (Inquiries) - Application for new 
credit and recently opened accounts are looked at for another 
10%.  Luckily, mortgage inquiries that occur within a 14-day 
period count as a single inquiry, so you have the opportunity 
to comparison shop without harming your credit.

• Types of Credit in Use – The number of accounts and 
the different types of accounts, such as credit cards, depart-
ment store cards and installment loans, are considered.  This 
category usually comprises another 10% of your final credit 
score.

Overall, if you want to improve your credit the best things 
you can do are pay your bills on time and pay down any high 
balances on your credit cards. Your credit score is calculated 
based on the information in your credit file at the time the 
credit score is calculated. Therefore, your credit score can 
change every time the information in your credit file chang-
es. Great motivation to improve your credit score! 

Taking Control of Your Credit 
Score

Willow and Mike refer to themselves as “transplants” 
even though they’ve both been in Seattle almost 15 years.  
Mike is a high school teacher in Ballard and Willow is a 
mother, writer and actor.  When Willow was pregnant with 
Miles (now 3-and-a-half), the couple tried to look for a home 
they could afford on the open market.  They were looking 
mostly in Shoreline, as the Seattle market was already “too 
pricey for a household supported by one teacher’s income 
and a baby on the way.”  

After a sobering initial search, they began to think that 
living in Seattle and taking root in a home of their own 
might be mutually exclusive dreams.  “We had one foot over 
the state line…Things were just out of our range.”   After 
Miles was born they heard about Homestead CLT from an-
other teacher who had used the program.  “We thought if the 
HCLT Advantage program works, it might be the only way 
we can stay in Seattle.” 

Willow and Mike attended an orientation in the spring 
of 2005, took the home buying class, and completed all the 
steps to become purchase-ready.  By the summer they were 
looking at properties with a realtor.  Unfortunately, this 
first search proved unsuccessful. “Many houses needed a 
lot of work, and with a young child major renovations were 
not in the budget.  Also our realtor was mostly showing us 
properties that were really run down and seemed to have 
a judgment that since we were using purchase assistance, 
and had a limited purchase price, we shouldn’t be choosy.”  
Ultimately, the couple became so discouraged they decided, 
“it just wasn’t going to happen” and stopped their search. 

Luckily, by the next fall they reconsidered and decided to 
give the housing search one last try.  “We thought maybe we 
hadn’t turned over every stone.  We really wanted to stay 
in Seattle.”   They re-started their search with the last of 
HCLT’s 2005 funding allotment and were connected with the 
CoHo Team, a group of three Windermere agents who donate 
a part of their commissions to affordable housing.  “We can’t 
say enough about those guys.  They were just stellar!  They 
are so committed to affordable housing and understanding 
about our situation.  They believe something needs to be 
done to keep the Seattle housing market affordable.  And 
they are realtors!  The realtor’s attitudes made us feel sup-
ported and encouraged.”  This time the fourth house Willow 
and Mike looked at would become their home.  

The family’s new home is just south of the city limit on

HCLT Homeowners: Mike and 
Willow


