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Meeting Date: March 26, 2013

1. AME2012 0006 — Comprehensive Plan Update
a. Additional comments were received on March 11" prior to the
public comment deadline. We apologize for the oversight.



I. The Role of Government in addressing Housing Problems

In considering what the role of government should be in supporting housing development, | believe the PC, CDD, and
Building Depts serve to assure that housing meets reasonable standards that are important to the long-term benefit
of the community. | am leery of government competing with private industry. There are times when industry will not
act to fill a need because it does not pencil out. | like the idea of exploring tax incentives to tip the balance toward
building more market rate housing.

But in the case of housing for those with incomes below 80% of MFI, | am concerned that building and land costs are
too high for private industry to fill that need. So there may be projects that will not be built without government
involvement. In those cases, | believe if you want to see progress, you must consider the cost of housing vs the
social and financial costs of NOT housing.

To provide the most value to encourage informed decision-making, the housing chapter (page 29) should provide
answers, not questions. At the bottom of page 29, it says, "A 5% vacancy rate is not a healthy vacancy rate for all
housing types, although it may be a healthy rate for multi-family residences.” Don't tell us what it is not; tell us what it
IS. As a matter of policy (informed by industry and economic standards), this document should state its goal or
suggestion for a healthy targeted vacancy rate for single-family housing. In the absence of information to the
contrary, | think we have sufficient population turnover here (around 10% per year) that the single-family housing
supply does fine relying on the open market so long as we have a growth in single-family housing to match our
growth in permanent employment.

Multi-family housing fills three needs: (1) as entry level housing for new arrivals and young professionals, (2) for
those whose household income is insufficient to support home ownership, and (3) as a preferred alterative for those
who do not wish to own. Because of the degree of speculation and capital investment required to meet this need, |
think this is where government energy should focus. The draft comp plan says, "One of the most effective indicators
of housing choice is the vacancy rate of each housing type in the community 's inventory." CDD should be tasked
with serving as the central clearing house for solid, reasonable, easily accessible and easily understandable
information about how many multi-family units are needed by number of bedrooms, which is updated and kept
current in real time.

For example, if | came in tomorrow to say | have a project to propose for 24 - 2 bedroom multi-family units, | should
be able to see that last week the report showed a need for between x and y units of that type and that yesterday
someone filed notice that they were in the pre-development stage for 48 units that are projected to be ready for
occupancy in 2014. Based on that information and the fact that | would also be able to see current demand for 3
bedroom units, | could modify my plan accordingly. Juneau would gain the unit types it needs without overbuilding, a
mistake which results in a different kind of housing and economic crisis.

This would take some work but help to alleviate a level of uncertainty that causes supply to lag demand. Someone
would have to develop and document the methodology. Someone would have to educate developers and potential
developers on the value it provides. Someone would have to monitor progress on projects in pre-development to
make sure all projects were really going forward. But the payoff would be considerable. By providing this kind of
information to the building community, CDD would add value that could contribute to a better housing picture in the
future.

Il. Confusion Over Data

Page 30 of the draft comp plan quotes many contradicting sources. It quotes an oft repeated reference to "2007
vacancy rate for single family homes of 0.86%" and says, "Practically speaking, a one percent vacancy rate is
equivalent to zero availability of housing and demonstrates a critical housing shortage." This is what the politicians
and concerned citizens hear, remember, and repeat. But looking at Table 4.1 on the same page, we see that average
vacancy rates are all well above 1% by type. Attached are statistics published on the US Census website that say



Juneau has over 5% vacancy rate. Of course there are many ways to look calculate statistics, so | have a question in
to them now with regard to their methodology. | hope to have their answer to share with you soon.

If the methodology of the attached statistics is sound, can we use it directly, identifying 2010 US Census as the
source to avoid confusion? The attached document has a great deal to offer in terms of unit size and availability,
rentals vs owner occupied properties, in essence everything CDD would need as a starting point for a real-time
housing status tracking system.

According to the 2010 US Census (http://quickfacts.census.gov/gfd/states/02/0236400.html), Juneau has 13,055
housing units.

B e

© Housing units, 2010 -
©® Homeownership rate, 2007-2011 64.5%
@ Housing units in multi-unit structures, percent, 20072011 3209%
@ Median value of owner-occupied heasmg unﬁs 2007-20§ ‘i $299,100
@ Households, 2007-2011 o ~ - i
© Persons per household, 2007- 2011 2.46
© Per capita money income in the past 12 months (2011 dollars), 2007-2011  $37,294
@ Median household income, 2007-2011 $77.465
@ Persons below poverty level, percent 20072011 83%

We should consistently use ONE number for our housing units and reference its source. The final published Census
number is the most defensible and most current | have seen, but if we have justification for using something else, we
should disclose that justification. Regardless of which number is selected, it should be used consistently throughout
this document with the source clearly identified.

Ill. Existing Housing Stocks (beginning on p.34)

This section falls back to the 2000 census and is therefore too old to be of value to builders and developers (see first
point, "Role of Government" discussed above). One can easily calculate the % of residential units over 60 years with
the old information about the number of houses built prior to 1950 as numerator and the number of housing units in
the 2010 Census as the denominator.

The table on the top of page 35 is illegible. Table 4.2 includes most of the data necessary to make the same point. |
recommend the data from pre-1939 through the 1960s be added to Table 4.2 and figure 4.4 be removed.

The paragraph that begins "During the 1990s ..." is too difficult to read for all but the most determined. It is not clear
why the author is calculating annual average housing starts when % of increase in population and % of increase in
housing are both easy concepts for a quick comparison. This narrative says, in part, "In the period from 2000 through
2006, 628 new dwelling units were built, but Table 4.2 says 1228 units were added, an average of over 200 per year,
not 90.

IV. Need more time for Comp Plan Review

| am only to page 35 of Chapter 4. | trust that others are showing the same kind of diligence in their review of other
chapters. | respectfully request that we do not rush adoption of this update until it has been thoroughly reviewed and

vetted.
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entities.

Estimates of urban and rural population, housing units, and characteristics reflect boundaries of urban areas defined based on Census 2000 data.
Boundaries for urban areas have not been updated since Census 2000. As a result, data for urban and sural areas from the ACS do not necessarily
reflect the results of ongoing urbanization.

Source: U.S. Census Bureau, 2007-2611 American Community Survey

Explanation of Symbols:

1. An ™ entry in the margin of error column indicates that either no sample observations or too few sample observations were available to
compute a standard error and thus the margin of error. A statistical test is not appropriate.

2. An'- entry in the estimate column indicates that either no sample observations or too faw sample observations were available to compute an
estimate, or a ratio of medians cannot be calculated because one or both of the median estimates falls in the lowest interval or upper interval of an
open-ended distribution.

3. An - following a median estimate means the median falls in the lowest interval of an open-ended distribution.

4. An'+ following a median estimate means the median falls in the upper interval of an open-ended distribution.

5. An*** entry in the margin of error columin indicates that the median falls in the lowes! interval or upper interval of an open-ended distribution. A
statistical test is nol appropriate.

6. An ™ entry in the margin of error column indicates that the estimate is controfied. A statistical test for sampling variability is not appropriate.

7. An'N entry in the estimate and margin of error columns indicates that data for this geographic area cannot be displayed because the number of
sample cases is oo small.

8. An’{X) means that the estimate is not applicable or not available.



Page 31: "lake the resources" should be "lack ..."
"homeless poppulation” should be "... population”

Page 32: replace "focused attention" with "concerted efforts"

replace "Connect event, the" with "...event; the"

replace "understood that" with "believe" (present tense)

check the punctuation and spacing after "physical health issues-" That hyphen needs a space in front of it to convert it to a dash
to match the beginning of this clause.

Page 33: replace "Affordable Housing as defined by the Department of Housing and Urban Development, uses the following
categories:"

with "Affordable Housing is defined by the Department of Housing and Urban Development using the following categories:"
replace "a moderate income is a household" with "moderate income refers to a household"

replace "low income is a household" with "low income references a household"

replace "very low income is a household" with "very low income is used to mean households"

AMI does not need to be spelled out again in the second paragraph on Affordability because it is defined in the first paragraph.
replace "between 50 and 120 percent of the average median income (AMI) Households earning" with "between 50 and 120% of
AMI. Households earning"

The graph at the top of page 34 is illegible. Have you considered a table of years, units added, and totals instead?

You mention the Housing Trust model without defining it. Here is what | found on the web. | recommend plagiarizing it:
Housing trust funds (HTFs) are distinct funds established by cities, counties and states that dedicate sources of revenue to
support affordable housing. Housing trust funds are usually created by legislation or ordinance. At present, there are more than
170 housing trust funds in the United States.

Housing Trust Funds:

e commit public sources of revenue;
e create dedicated, ongoing funding for the support of affordable housing;

» do not depend on interest or earnings from a fixed fund, or on contributions from corporations, financial
institutions or foundations.

The housing trust fund model is an innovative departure from the way that dollars have historically been secured to support
affordable housing.

| am stopping at page 35 for now. Am | covering ground that has already been covered by others and corrected? | am working
from the version that is posted to the Web, but if there is a more current version, | would appreciate working from the new red-
lined version so | can focus my efforts where they are needed and not where they are not.

Just between us, when do you think this document will be ready for Assembly consideration? | sent my draft on Community
History out to the 5 native leadership organizations to see if they will have comments this weekend. But the elder council model
of discussion, consideration, and consensus building is not something that can be rushed. | do not know if they will respond and
if they do, | have no way of anticipating what they will say. But if it took us 150 years to get the story this messed up, we ought to
be able to give them a little more time to help straighten it out if they request it.

Thanks for all your help with this.





