


Telephone 907-586-4301 

Steve Gilbertson 
City and Borough of Juneau 
155 South Seward 
Juneau,Alaska 99801 

August 1, 1994 

Milton B. Barker, CCM 
Consultant 

119 Seward Street, Suite 3 
Juneau,Alaska 99801 Telecopy 907-586-1622 

Subject: Contract No. RFP 94-217, Juneau Multi-Family Housing Program Feasibility Study 

Dear Steve: 

I am pleased to submit to you the Juneau Multi-Family Housing Program Feasibility Study prepared 
by Milton B. Barker, Thomas P. King & Associates, and the McDowell Group under Contract No. 
RFP 94-217 of the City and Borough of Juneau. 

The study consists of two volumes. Volume I contains an executive summary and the study itself, 
divided into four sections. Volume Il contains an appendix to the market analysis. Together, the two 
volumes contain: 

Volume I 
Ex~cutivc Summary 
Section I. Juneau Multi-Family Housing Market Analysis 
Section II. Juneau Housing Demand Forecast 
Section Ill. Juneau Community Profile 
Section IV. Juneau Housing and Land Inventory 

Volume IT 
Appendix. Appendix to the Juneau Multi-Family Housing Market Analysis. 

The recommendations resulting from the study are contained in Section I, the Market Analysis, along 
with the findings and body of the market analysis. Detailed pro forma feasibility analyses and other 
information are contained in the Appendix. Findings of the Juneau Housing Demand Forecast are 
contained in that section, Section II. The last two sections, the Housing and Land Inventory and the 
Community Profile, stand on their own as baseline data for the study. 

Sincerely, 

i:~?~ 























Appendices (published separately as Volume TI of the Juneau Multi-Fawily Housing Program 
Feasibility Study) 

. Appendix A: Juneau housing market model, regression statistics 
Appendix B: Alaska Housing Finance Corporation Multi-Family Housing Programs 

Special Housing Fund 
Multi-Family, Special Needs, & Congregate Housing Program 
Low-Income Housing Tax Credit Program 
1994 HOME Rental Housing Development Program 
Multi-Family Secondary Market Participation Housing Program 

Appendix C: Federal Home Loan Bank of Seattle, Community Investment Program 
Appendix D: Federal National Mortgage Association (Fannie Mae) 

Multifamily Forward Commitment Product 
DUS and Prior Approval Mortgage Lenders 

Appendix E: Federal Home Loan Mortgage Corporation (Freddie Mac) 
Program Plus Pilot 
Program Plus Seller/Servicers 

Appendix F: Office of the Comptroller of the Currency (OCC) 
Bank Risk-Based Capital Guidelines 

. Bank Real Estate Lending Standards 
Appendix G: Community Reinvestment Act 

Regulations 

Appendix H: 
Appendix I: 

Appendix J: 

Statements and Performance Evaluations 
Alaska Federal Savings and Loan 
First Bank 
First National Bank of Anchorage 
Key Bank 
National Bank of Alaska 

Multi-Family Mortgage Conduits 
Federal Housing Administration (FHA) Multi-Family Mortgage Insurance 

FHA Section 22l(d)(3) and (4) insurance provisions 
HUD statutory per unit mortgage limits 
FHA-approved multi-family lenders 

Pro Forma Multi-Family Housing Projects Financial Feasibility 

Juneau Multi-Family Housing Market Analysis Page I - vii 







Findings 

Historical Trends in Housing Market Conditions 

• population has been growing since 1988, at a strong 3. 7 percent annual clip, reaching new 
all-time highs; 

• the costs of land, labor, construction, and financing have fallen in real dollars since the last 
housing boom in the early 1980's; 

• yet, almost no new multi-family construction has taken.piace since 1986 until this year; 
only 27 units were permitted from 1985 through 1993; 

• multi-family vacancy rates have been on the floor as a result, essentially below one percent 
since 1990; 

• the failure of these conditions to reignite multi-family construction is probably due to: 

• rents in real dollars have not regained their peaks of the early 1980's; 

• average real wages of Juneau households have fallen since the early 1980's; 

• regulatory requirements for housing development have become more demanding, 
including the 1987 Land Use Ordinance's downzoning of densities, dropping the 
CABO One- and Two-Family Dwelling Code, and addition of paved street 
requirements; 

• heightened uncertainty over future growth in population and incomes as a result of 
declining state revenues, reappearance of the capital move issue, and uncertainty 
regarding resumption of production and new development in the mining sector; 
and, 

• the conservative complexion of the mortgage market, chastened by the real estate 
crash of the mid-1980's; 
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• the price elasticity of demand for rental housing, calculated according to affordability, 
changes from inelastic to elastic above $875 per month for housing costs; current housing 
costs for renters average $849 and a majority of existing units already are above the 
estimated point at which demand becomes elastic; this suggests rents may be stuck below 
levels that would provide a large inducement to build new rental housing; efforts to raise 
rents may reduce landlords' net income, as increased vacancies more than offset increased 
rents from occupied units; 

The Current Structure of The Mortgage Market and the Risk Posture of 
Lending Sources • 

• banks are the main source of multi-family construction financing; 

• banks and savings and loans originate over 80 percent of permanent mortgage loans for 
multi-family housing; 

• multi-family mortgage lending by Juneau financial institutions is generally very 
conservative; this is a result of: 

• risks in the Juneau housing market; 

• survival of the fittest (the more conservative institutions) and lessons learned from 
the mid-1980's real estate crash; and, 

• heightened scrutiny and greater restrictions from regulators under legislation 
known as FIRREA that stemmed from the financial distress and failures of banks, 
and more calamitously, savings and loans, during the 1980's; 

• the most critical aspect of current mortgage lending policies is a reluctance to provide 
construction financing underwritten on secondary market terms, without a firm take-out 
commitment that locks in the interest rate; 

• capital adequacy standards and some other regulatory controls limit or shape depository 
financial institutions' participation in the mortgage markets as long-term lenders; 

• regulatory authorities do not have any objections per se to construction lending that lacks 
forward commitments for take-out financing, or to construction loans that extend to cover 
a lease-up period; the lending must be consistent with institution policy that provides 
guidelines for safe and sound loans and addresses overall risk and liquidity concerns; 
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l. Historical Juneau Housing Market Conditions 

Endemic Problems 

Juneau currently suffers from an extremely tight housing market. A shortage of housing in 
Juneau has been the rule, rather than the exception, throughout most of the l 970's and l 980's. 
Many of the reasons for the historically tight conditions remain true today. They largely 
consist of conditions that have held back investment in additional housing. 

Demand 

Obstacles to investment in housing include the following demand-related factors: 

a lack of diversification in the local economy; 

a lack of diversification in the income stream of the largest local employer-the 
state government with its high dependence on oil revenues; 

the recurring issue of the capital move; 

the seasonality of demand for housing due to seasonal employment; and, 

a high degree of population transiency associated with: 

electoral turnover in state government, in both the administrative branch at 
policy and political appointee levels and in the legislative branch; 
rotation of federal employees; 
seasonal employment, e.g. legislative, fishing, tourism; 
climatic conditions; 
the cost-of-living burden for persons not actively employed. 

These conditions all create the potential for wide swings in demand. The higher risk this 
spells for potential homeowners, landlords, and mortgage lenders has been one of the main 
shackles on housing investment. Chart I gives an idea of just how sensitive multi-family 
housing values can be to changes in demand. 
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Financial Factors 

Housing construction activity also has suffered from several dramatic events affecting financial 
costs and availability. These include: 

the record high interest rates of the early 1980's; 

the elimination of real estate tax benefits by the Tax Reform Act of 1986; 

the distress, failures, and exit from the market of mortgage financing sources 
following the crash in the housing markets in l 986~ 

consolidation of mortgage lending among the more conservative lenders surviving 
• the mid-1980's housing market bloodbath; and, 

sharply higher scrutiny and regulation of financial institutions' real estate lending 
under FIRREA, an Act of Congress passed in response to the savings and loan 
crisis. 

Historical Trends 

Population and Wa2es 

At times in the past two decades, the tightness of the Juneau housing market has been 
aggravated by rapidly increasing demand. In the early 1980's, population was increasing at a 
rapid clip. Payrolls too were surging, in nominal terms, although just keeping even with 
inflation factored in. Juneau's population grew from 19,528 to 26,037 between 1980 and 
1985, a 5.75 percent annual rate of increase. During the same period, average monthly wages 
in the Juneau borough rose from $1,873 to $2,295, a 4.1 percent growth rate per year. But, 
average wages were almost constant at $2,884 in 1985 versus $2,909 in 1980 when compared 
in terms of constant dollars. 

Juneau Multi-Family Housing Market Analysis Page 1-17 





29,000 

27,000 . 

25,000 

23,000 

21,000 

19,000 

17,000 

15,000 

1980 1982 1984 

CHART2 
Juneau Population 

1986 1988 1990 1992 

Unlike the first half of the 1980's, average wages have been losing ground in real terms since 
their peak in 1983. For the first three quarters of calendar 1993, average wages, after 
adjusting for inflation, stood at only 87 percent of their 1983 peak. Table 1 and Charts 2 and 
3 show Juneau's population and wage trends since 1980. 
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Real rents, based on the type of data reported by the American Chamber of Commerce 
Researchers Association (ACCRA), have fallen over the course of the last decade, along with 
real wages . Even though nominal rents are at their highest level ever, real rents have not 
regained their former peak reached in 1983. Rents have been increasing in both real and • 
nominal terms since bottoming out in 1988 during the housing market collapse. From 1988 to 
1994, nominal and real rents have risen at annual rates of9.l and 5.7 percent respectively.2 

TABLE2 
Juneau Monthly Rents 

1980-1994 

Real 
Real Senior Senior 

Rent Rent Rents Rents 
1980 $386 $599 $301 $467 
1981 670 963 341 490 
1982 698 950 360 490 
1983 851 1,139 373 499 
1 ClOA '7'> C £\A£ 429 552 .l/U...,. '.JJ ~Lf-0 

1985 700 880 428 538 
1986 594 731 440 542 

1987 556 683 443 544 
1988 526 644 428 524 
1989 628 752 363 434 
1990 716 813 461 523 
1991 845 912 480 518 
1992 8i3 848 506 528 
1993 831 840 $547 $553 
100,1 
.... .,,_,,,-y-

<1:nr..:: 
4'7VU 

<t'I\I\L 
.J)7VU 

Sources: 
1. Rent is Census median for 1980; I 981-1985 is an average of up to five listings 

for two-bedroom units (heat excluded) of the character sampled by the American Chamber of 
Commerce Researchers Association (ACCRA) for their Cost of Living Index; 1986-1994 is 
the ACCRA Index's average two-bedroom price; 1986 is the average of the last two calendar 
quarters; 1994 is the average of the first two quarters. 

2. Senior Rents are the average rent per application submitted to the Department 
of Community and Regional Affairs (DCRA) for equivalency payments 
under the Senior Citizen Property Exemption as reported in"Alaska Taxable" 
1981-1989; !989-1993 figures provided by DCRA; 1993 is an estimate. 

3. Real dollar amounts are the nominal dollar figures adjusted by the Anchorage CPI using the 
December 1993 index of 132.8 as the base. 

')..,...., • --- • & L 
.... 1ne ALL!{i\. rents are an aveiage 1or two-uedroorn apartments. 
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A narrower source of rental data is the average rent per application submitted to the Alaska 
Department of Community and Regional Affairs for rebates of a portion of the rent paid by 
senior citizens under the Senior Citizens Property Tax Exemption Program's equivalency 
payments. In 1993, the re.ii average rents paid by such seniors just surpassed the previous 
high established in 1984. After falling at an average rate of 4.8 percent per year from 1984 to 
1989, real rents paid by seniors since then have risen at an annual rate of 6.1 percent. Table 2 
and Chart 4 display the ACCRA and senior rental data. 
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Rents paid by senior citizens are lower than average rents for a number of reasons, namely; 

household size is smaller; the McDowell survey for this study found an average 
household size of 1.89 persons for respondents age 65 or over, versus an average 
of more than 2.8 persons per household for all respondents; 

the data for seniors represents actual rents paid; the ACCRA figures are rents 
asked in newspaper advertisements; the advertised rent may be higher than the rent 
agreed to and tends to be adjusted to changes in the market more rapidly than 
rents on occupied units; 

the DCRA renter rebate averages are skewed downward by applicants reporting 
eligible Juneau rents for only part of a year and by the inclusion of trailer park 
space rents by seniors owning trailers. 

Thus, the ACCRA-based rents should be the better indicator of not only what the historical 
trends in rent have been, but also where the market would have been for rents paid for newly 
constructed units. 
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Even if current or increased rents would support new construction, concerns about the future 
may hold back new investment in multi-family housing. Certainly, these are different times in 
Alaska than were the early 1980's. With the reappearance of the capital move issue, the long 
foretold secular downtrend in State oil revenues at hand, and uncertainty regarding local 
mining projects, a potential apartment owner ( or homeowner) could expect a reasonable 
chance of depreciation in housing property prices over the foreseeable future, if not minimal 
appreciation. As a result, fewer persons want to own housing properties even if they could 
currently cover the costs of doing so. To the extent local residents shy away from home 
ownership, demand is keener and rents higher for rental housing. The same clouds on the 
horizon make lenders averse to malting or offering attractive terms on housing loans. Lenders 
also are twice shy as a result of being stung by overbuilding and the crash in the real estate 
market in 1986. 

Current Housing Squeeze 

Regardless of the cause, the lag of housing construction behind a resurgence in population has 
literally squeezed more people into less space per capita, as well as having squeezed out 
almost all vacancy in the market. Total housing units of all types actually decreased slightly· 
from 10,572 in 1987 to 10,538 in 1992, while population increased 14.6 percent. In 1993, 
housing units increased 2. 7 percent. The result has been that persons per housing unit 
increased from 2.36 in 1987 to 2.72 in 1992.4 
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4 Persons per household would be a different measure that reflected vacant units. It would be a higher figure, though 
not much higher given the current low vacancy rates. 
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Sources: 

Year 
1970 

1980 

1987 
1988 
1989 
1990 
1991 
1992 
1993 

TABLE9 
Persons per Housing Unit 

Population 
13,520 

19,528 

24,966 
24,655 
25,100 
26,751 
27,647 
28,621 
28,791 

Persons 
per 

Housing • Housing 
Units Unit 
4,527 2.99 

7,533 2.59 

10,572 2.36 
10,537 2.34 
10,505 2.39 
10,493 2.55 
10,451 2.65 
10,538 2.72 
10,821 2.66 

Persons per 
Rental 

Household 
2.80 

2.14 

2.17 
2.i3 

2.07 

1. Population from 1970, 1980 and 1990 Census; Research and Analysis Section of the 
Alaska Department of Labor; and City and Borough of Juneau for 1993. 

2. Housi.i,g Units and Persons per Rentai Household from Community Development 
Department, City and Borough of Juneau and 1970 and 1980 U.S. Census. 

Multi-family vacancy rates have been right around one percent from 1990 to date. 
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TABLE 10 
Multi-Family Households' Affordable Housing Costs and Multi-Fan,ily Units' Costs 

Cumulative Cumulative 
Affordable Monthly Rental Rental Multi-Family Multi-Family 

Housing Costs Households Households Units Units 

0 -$ 250 19.8% 100.0% 
$ 250 - 375 19.8% 80.2% 0.2% 0.2% • 

375 - 500 6.6% 60.4% 0.7% 1.0% 
500 - 625 . 9.9% 53.8% 7.7% 8.7% 
625 - 750 6.6% 44.0% 18.5% 27.2% 
750 - 875 7.7% 37.4% 30.0% 57.2% 
875 - 1,000 7.7% 29.7% 23.6% 80.8% 

1,000 - 1,125 1.1% 22.0% 11.5% 92.3% 
1,125 - 1,250 4.4% 20.9% 6.6% 98.9% 
1,250 - 1,375 3.3% 16.5% 0.0% 98.9% 
1,375 - 1,500 3.3% 13.2% 1.0% 99.9% 
1,500 - 1,750 3.3% 9.9% 0.1% 100.0% 
1,750 -$2,000 3.3% 6.6% 100.0% 

$2,000 or over 3.3% 3.3% 100.0% 
100.0% 1 (){\ (\OJ_ 

.1.vv.v1u 

Sources: 
1. Rental Households from Juneau Household Survey prepared by the McDowell Group for this study; 

affordability defined as housing costs less than or equal to 30 percent of monthly income; 
distribution by affordable housi11g cost brackets based on respondents only. Rental 
Households are apartment residents only. 

2. Muiti-Famiiy Units based on the multi-family housing inventory survey conducted by Thomas P. King 
& Associates for this study plus the Senior Citizens Support Services. Inc. project under 
construction and Housing First's planned Douglas project; distribution based on respondents only; 
the distribution of rents was shifted upwards by one bracket to allow for $125 per month of utility expenses. 

The housing costs in Table l O and Charts i 2 and 13 include $125 for monthly utilities 
expense. If anything, this is a conservative estimate. The Juneau Household Survey 
conducted by the McDowell Group for tl1is study found that apartment renters had average 
utility expenses of $140 per month. 
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TABLE 11 
Renters in Housing beyond their Means 

Households Paying Households Paying 
Annual Household Renter More than 30% of More than 50% of 

Income Households Income for Housing Income for Housing 
0 -$10,000 13% 86% 64% 

$10,000 - 15,000 15% 88% 47% 
15,000 - 20,000 6% 71% 0% 
20,000 - 25,000 9% 60% 10% 
25,000 - 30,000 9% 70% 10% 
30,000 - 35,000 8% 55% 0% 
35,000 - 40,000 13% 36% 0% 
40,000 - 45,000 2% 0% 0% 
45,000 - 50,000 6% 29% 0% 
50,000 - 55,000 6% 0% 0% 
55,000 - 60,000 5% 0% 0% 
60,000 - 70,000 3% 0% 0% 
70,000 -$80,000 3% 0% 0% 

$80,000 or over 3% 0% 0% 

All Renters 100% 51% 17% 

Sources: 

I. All figures based on data from the Juneau Household Survey conducted by the McDowell Group for this study. 
2. Households are all renters, regardless of type of housing rented, e.g. single-family, duplex, apanment. 
3. Distribution of Renter Households by Annual Household Income based on respondents only. 

As can be seen in Table 11 and Chart 14, about seven out of eight households with income 
below $15,000 pay more than 30 percent of their income for housing. Households earning 
below $15,000 constitute 28 percent of all renters. Around half of such households pay more 
than 50 percent of their income on housing. Only for incomes above $35,000 does one find a 
majority of households with housing costs below 30 percent of their incomes. Considering all 
renters, slightly over half have housing costs exceeding 30 percent of their income and 17 
percent of all renter households pay more than 50 percent of their income for shelter. 
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Ordinarily, with an elastic demand, landlords could increase their income by reducing rents. 
This would produce a relatively greater increase in demand that would more than offset the 
reduction in rents. But in Juneau's situation, there are essentially no vacant units to 
accommodate the increased demand. Construction of new units to absorb increased demand 
may not be able to pay for themselves.· But even if they would, fears of future vacancies may 
limit developers' or investors' desires to build more housing. 

Income Elasticity of Demand 

Table 11 offers no information about the income elasticity of demand, i.e., the change in 
demand given a change in household incomes. The use of a constant percentage (30 percent) 
of income to tally the number of households that can afford a given level of housing costs 
assumes that the income elasticity of demand is 1.0. If a household's income increases X 
percent, Table 11 assumes that what the household can and would spend for housing also 
increases X percent. The result is that what households can and would spend for housing 
always remains at 30 percent of income. 

Need by Number of Bedrooms 

As discussed in Chapter ill of the Juneau Housing Demand Forecast, the existing stock of 
multi-family units does not match what renters feel they need in terms of number of bedrooms. 
Chart 15 compares the stock with what renters feel they need. 

CHART 15 
Multi-Family Housing Bedrooms Available and Needed 
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Even though there is a relatively greater percentage of efficiency (0-bedroom) or one­
bedroom units than desired and a relative shortage of two- and especially three-or-more­
bedroom units, it may be that households are less able to afford the larger units. 
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CHART20 
Cumulative Distribution of 

Affordable Housing Costs for Rental Households' Needing 2 Bedrooms 
and Multi-Family 2-Bedroom Units' Costs 
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The charts illustrate the difficulty of increasing rents above their current levels. Further 
movement to the right of the cumulative supply curve would leave very little of the rental 
supply within the means of households. Table 15 compares the point at which demand shifts 
from inelastic to elastic with the current level of housing costs and availability, based on a 30 
percent affordability criterion. 

TABLE 15 
Thresholds of Elasticity and Units above Threshold 

Threshold Existing Units Current Total 
of above Rent for Monthly Monthly 

Bedrooms Elasticity Threshold New Unit Expenses Cost 
1 $750 54.7% $650 $140 $790 
2 875 76.4% 850 140 990 
3 $1,000 60.2% $1,000 $140 $1,140 

Sources: 
I. Threshold of Elasticity and Existing Units above Threshold calculated from Tables 12 through 14. 
2. Current Rent for New Unit from Thomas P. King & Associates survey of existing multi-family housing 

conducted for this study, based on survey results for newer units. 
3. Monthly Expenses from 1994 Juneau Household Survey conducted by the McDowell Group for this 

study. 

With a majority of existing units already above the estimated point at which demand becomes 
elastic, it is unlikely that rents would rise a lot higher. Yet, the estimated costs to renters for 
new rental housing are all in the range where demand may be elastic. If the rents shown are 
required for new construction to pencil out, a project might run a significant risk of default. 
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III. Future Juneau Multi-Family Housing Market Conditions 

The Juneau Housing Demand Forecast estimates the demand for additional housing units 
based on projected changes in population. It does not estimate the effect of the projected 
demand for housing units on the price of housing. Nor does it provide any indication of 
whether additional supply will be forthcoming to meet the projected demand. 

Analysis of the historical relationships between population, rental prices, and supply provides 
the basis for a simple model of the Juneau multi-family housing market. The model can 
provide some insights about the possible future conditions of Juneau's multi-family housing 
market. 

Theoretical Basis for a Multi-Family Housing Market Model 

Demand for multi-family housing not only detennines how intensively existing housing will be 
utilized, but also plays a key role in how much new multi-family housing will be built. To 
understand these relationships, it is necessary to distinguish between the demand for multi­
family housing structures and the demand for multi-family housing services. Demand for 
multi-family structures comes from the lessors--developers or investors seeking to own the 
buildings as profitable investments. Demand for multi-family housing services comes from the 
lessees-persons or households seeking to rent a portion of the buildings for living 
accommodations. 

Demand for multi-family buildings is a function of the stream of net operating income (NOi) 
that can be generated over time by renting the units in the structure, plus or minus any gain or 
loss that would be expected on sale of the property.9 The supply of new multi-family housing 
is a function of the costs of constructing and financing new buildings. Landlords or 
developers will buy or build multi-family housing when the net operating income (NOi) from 
the property (rent minus operating expenses) exceeds their cost of capital (interest on 
borrowed funds plus foregone investment income on the equity they chip in), if they can count 
on the price of the structure not to f all. 10 

9 A more exact specification of demand would express NOi and gains and losses in terms of expected present value. 
Supply would be specified also in terms of the present value of costs of construction and financing. These concepts are 
omitted from the discussion for the sake of simplicity. 
10 If there were no risk of depreciation in the price of structures, owners would not need to repay principal on borrowed 
funds or provide for extraction of equity. In reality, there are a multitude of risks that require that NOi be sufficient to 
recover not only principal to be paid to lenders, but to provide some cushion in NOi above that level. 
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AHFC's lending rate will be the tax-exempt rate, except in the case of acquisitions without 
substantial rehabilitation by for-profit borrowers. The lending rates are generally tied to the 
Bond Buyer Weeldy 25 Revenue Bond Index in the case of the tax-exempt rate and the 30 
year U.S. Treasury bond rate for taxable rates. A spread over these indices is maintained to 
cover AHFC's cost of funds (relative to the indices) in the bond market as well as its 
administrative costs. Servicing fees as shown in Table 16 are added to the interest rate 
charged the borrower. 

The FY 1994 median income limits for the Juneau borough are: 

TABLE17 
FY 1994 Juneau Median Income Limits 

lJm.Qn lli.[sQn !.lmml .i.fmQn l..£ruQn .8...£lliQll 

Median Income $42,400 48,500 54,500 60,600 65,400 70,300 75,100 $80,000 
Limits 

60% of median 25,440 29,100 32,700 36,360 39,240 42,180 45,060 48,000 
50% of median $21,200 24,250 27,250 30,300 32,700 35,150 37,550 $40,000 

_These limits permit maximum rents as shown in Table 18 for the rent-restricted units in a 
project. The maximum rents are calculated by a formula based on an assumed number of 
persons per bedroom as shown in the table and on median incomes. Maximum rents charged 
are not tied to the actual number of persons in a unit or their actual incomes. 

Bedrooms 
0 

2 
3 

TABLE18 
Restricted versus Market Rents 

Rents 
Persons 50% of Median 6Q% of Median 

$530 $636 
1.5 568 681 
3 681 817 

4.5 $787 $945 

Market 
$600 

650-700 
850-900 
$1,000 

Note that two of the allowed rents are above the market as shown by the boxes in the table. 
This suggests that projects meeting the lower-income criteria of this and other programs with 
similar affordability guidelines may have better odds of being financially feasible. Depending 
on the configuration of bedrooms in the units, a project might have to give up very little in 
restricted rents, yet receive significantly better financing terms. 
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Federal Home Loan Mort2a2e Corporation {FHLMC or Freddie Mac) 

Freddie Mac was created by Congress in 1970. Its purpose is to provide a secondary market 
for all mortgage lenders. It originally served as a secondary market for savings and loan's and 
was first capitalized by a sale of shares to the 12 district banks of the Federal Home Loan 
Bank system. 

Today, Freddie Mac is a publicly traded corporation on the New York Stock Exchange. It is 
tax-exempt23 and is authorized to seek to have its debt guaranteed by the Federal Home Loan 
Bank, which it has not done to date. These provisions are part of the reason for the 
corporation's Aaa/ AAA rating and ability to raise funds in the debt markets at rates close to 
U.S. Treasury securities. 

Freddie Mac has the same statutory limits as FNMA on multi-family mortgage amounts per 
unit. The statutes permit multi-family limits for Alaska, as a HUD-designated high cost area, 
at up to 240 percent of the National Housing Act Section 207(c)(3) limits. But Freddie Mac 
in its discretion has set the limits for such high-cost areas at 192 percent of the Section 
207(c)(3) limits. The current Freddie Mac statutory limits for Alaska are: 

TABLE22 
Freddie Mac Multi-Family per Unit Loan Limits 

Bedrooms 
0 
1 
2 
3 
4 

Freddie Mac Program Plus Pilot 

Walk-up Building 
$58,406 

64,696 
77,276 
95,247 

$113,587 

Building with Elevator 
$67,392 

75,478 
92,551 

115,913 
$131,062 

Under its Program Plus Pilot, Freddie l\1ac will purchase multi-famiiy mortgages on properties 
with 50 percent or more of the units meeting affordable housing criteria. The projects must 
have 20 or more units. Freddie Mac will purchase the loans from either Program Plus 
Seller/Servicers or approved Multifamily Seller/Servicers in the Western Region of the 
company. Program Plus Seller/Servicers are Freddie Mac-approved multi-family lenders. 
Freddie Mac purchases multi-family loans that do not meet affordable housing criteria only 
from its Program Plus Seller/Servicers. See Appendix E for a list of Program Plus 
Seller/Servicers. 

23 Freddie Mac is exempt from corporate income taxes, but its debt is not tax-exempt, i.e., the recipient of interest on 
its debt is subject to income taxes. 
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Market Rent Housing Finance Sources 

Commercial Mort,:a,:e Lenders 

Nature 
Commercial banks are depository financial institutions. Their main business activity is taking 
deposits and lending money. The majority of their fund sources-checking accounts and 
passbook savings accounts-are very short-term deposits. Other fund sources including time 
deposits, NOW accounts, money market funds, and borrowing24 in the national money 
markets, are also short-term in nature. Often, a bank's equity capital is its only source of long­
term funds. 

Because of the short-term nature of most of their lendable funds, banks historically have 
concentrated on making loans that also are short-term. Long-term loans made when interest 
rates are low can be and have proved to be disastrous for financial institutions when interest 
rates then rise. The lender may find the earnings on its loans a.nd other assets no longer able 
to pay the competitive rates necessary to maintain deposits. This can result in earnings losses, 
withdrawals of deposits, and insolvency or bankruptcy. 

When the economy is slack, the demand for short-term loans-for construction, business 
inventories and working capital, and consumer purchases of autos, boats, etc.-is also much 
diminished. At such times, banks have tended to direct excess loanabie funds into mortgage 
loans. At the end of 1993, U.S. commercial banks had accumulated $796 billion of long-term 
mortgage loans, of which $27 billion were multi-family loans25 . 

Financial Institutions Reform, Recovery and Enforcement Act of 1989 (FIRREA) 

Banks currently face a high degree of scrutiny from bank regulators, especially in regards to 
their real estate lending. Tl:1is is a product of the financial distress and failures of ban.ks, a..'ld 
more calamitously, savings and loan's, during the 1980's. 

24 Bank borrowing typically includes purchases of federal funds from other banks, sale of investment securities under 
agreements to repurchase them7 and, as a last resort, loans at the Federal Reserve discount window. 

25 U.S. Department of Housing and Urban Development, Office of Financial Management, 3/25/94 data. 
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Federal Home Loan Bank (Ffll_,B) 

The Federai Home Loan Bank of Seattle offers member institutions advances (loans) of up to 
20 years at fixed rates~ Tb.e adva11ces can. be used as a source of funds for mortgage loans. 
The advances can be due at maturity or repaid on an am.ortization schedule of the member's 
choosing. Amortizing advances used to fund mortgage loans can be set up to be repaid on a 
schedule matching the payment schedule on the mortgage loan. Loans by members are 
generally priced at 100 to 200 basis points above the cost of the FHLB advance. All Juneau 
financial institutions except 1st National Bank of Anchorage are currently FHLB members. 

The advances neutralize one of the main obstacles to depository institutions taking on longer­
term mortgage loan.s. This source of funds minimizes the interest rate risk member 
insiiiutions would face if they funded long-term mortgages with short-term funds (deposits). 

But, there are other considerations that will bear on an institution's willingness to acquire 
additional mortgage loan assets. These include: 

capital adequacy standards; 
profitability; 
diversification as to type of loan assets; 
geographic concentration of loans; 
regulatory limits on loans to individual borrowers; and, not least, 
assessment of the credit risk. 

fa the case of multi-fanlily mortgages, the credit risk includes: 

the financial strength of the borrower; 
the borrower's development and management capabilities; 
construction risks; 
the fit of the multi-family project in the current local housing market; and, 
the longer-term outlook for the iocai housing market. 

Mortgage Companies 

Mortgage companies, commonly called mortgage bankers, are not banks. They do not take 
deposits. They borrow money from banks to originate loans. Then, the loans are sold to 
investors or are placed into mortgage pools to back the issuance of mortgage-backed 
securities (MBS's). Though mortgage companies do not keep loans, they retain servicing on 
them. Mortgage bankers rely principally on origination and servicing fees for income. 

Mortgage companies are unique among mortgage lenders in that they are not chartered by 
state or federal govemments27 or subject to direct regulation of any agency. The terms and 
conditions on which they make loans are those set by the investor or financial intermediary to 
which they will sell the loan, or the standards dictated by the market for MBS's if a loan is to 
be placed into a collateral pool securing an MBS. 

27 They are formed under the partnership or corporation laws of the state in which they are domiciled. 
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Federal National Mortgage Association (FNMA or Fannie Mae) 

FNMA is the largest purchaser of multi-family mortgages. FNMA purchases multi-family 
mortgages under two progran1s-the DUS (Delegated Undenvriter/Servicer) and the Prior 
Approval programs. ThTMA does not offer forward commitments under these programs for 
new construction. FNMA estimates that the cost of origination of a loan smaller than $3 
million to $5 million generally would make a project infeasible. The two programs have 
similar terms and conditions: 

TABLE27 
FNMA Multi-Family DUS Terms and Conditions 

Loan amount 
Rent-up· 
Loan-to-Value 
Maturity 
Amortization period 
Debt service coverage 
Second mortgage allowed 
Loan fees 

origination 
closing 

Interest rates (includes servicing fees) 

Tier 1 (LT\! 80%, coveiage 1.15) 
Tier 2 (LTV 75%, coverage 1.25) 
Tier 3 (LTV 65%, coverage 1.35) 

Assumable 
Recourse 

$500,000-$50,000,000 or per unit max 
90% economic occupancy for 90 days 

65%-80% 
30 years max 
30 years max 

U5-L35 
no 

2.5%-3.5% 
estimated $25,000 

(15 year term, 30 year amortization, fixed rates 
as of 6/1/94) 
i0.375% 
9.925% 
9.700% 

no 
limited (bad faith) 

Federal Home Loan Mortgage Corporation (FHLMC or Freddie Mac) 

Freddie Mac purchases multi-family mortgage loans only through its Program Plus Lenders. 
See Appendix E for a list of Program Plus Lenders. Minimum economic size for processing a 
loan purchase from Freddie Mac may be around $1 million. Forward commitments sufficient 
to cover a construction period are under development by Freddie Mac. 
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TABLE 29 
Life Insurance Companies' Multi-Family Terms and Conditions 

Loan amount 
Loan-to-Value 
rv1aturity 
Amortization period 
Debt service coverage 
Second mortgage allowed 
Loan fees 
Interest rates 

$500,000-$10,000,000 
55%-60% 
10 years 
20 years 

1.25-1.30 
no 

2%-3% 
fixed, 10 year Treasury + 2.0%-2.5% 

Smaller mortgage loans to be purchased by life insurance companies often are originated by 
mortgage companies or other commercial mortgage lenders. Large loans may be originated 
directlv bv life comoanies . ., .,I ..l -------

Pension Funds 

Pension funds' obligations are generally long-term. The funds exist to provide retirement 
payments for employees. Except for employers in declining industries, employer and 
employee contributions and investment income usually more than cover near-term retirement 
payments. The excess can be invested long-term. Loans are usually acquired from mortgage 
lenders rather than originated directly. 

TABLE 30 
Pension Fund Multi-Family Terms and Conditions 

Loan amount 
Loan-to-Value 
Maturity 
Amortization period 
Debt service coverage 
Loan fees 
Interest rates 

Loans < $1 million 

Loans > $1 million 

Juneau Multi-Family Housing Market Analysis 

$250,000-$5,000,000 
80% 

30 years 
30 years 

1.2 
1% 

floating, FNMA I year+ 3.0%, 3.5%, or 4.0%, 
with 4.5%, 3.5%, or 2.5% points 

fixed, 30 year Treasury+ 1.5%, 2.0%, 2.5%, 
with 4.5%, 3.5%, or 2.5% points 

Page I - 94 



Financial Intermediaries and MBS's 

Some mortgage lenders sell their loans to financial intermediaries which issue mortgage­
backed securities (MBS's). Some mortgage lenders issue MBS's themselves. Loans may be 
sold to FNMA or Freddie Mac, each of which has their own brand of MBS. Loans also can 
be sold to other mortgage lenders which issue GNMA or private-label MBS's. Lenders may 
also issue GNMA or private MBS's ori their own. 

Loans sold to FNMA or Freddie Mac for placement into MBS's generally must meet the same 
terms and conditions as required for each respective agency's purchases for their own 
portfolio. Loans placed into GNMA MBS's must be FHA-insured and thus meet the FHA 
underwriting requirements. Loans placed into private MBS's must meet the underwriting 
requirements established by the issuer of the MBS. 

The cost of funds to lenders which use the FNMA or Freddie Mac MBS channels may differ 
from the cost of funds provided by sale to one of the agencies for their portfolio. A lender's 
cost of funds using the MBS route will be affected by: 

the extra costs associated with MBS issuance; 

the structure of the MBS; the principal and interest payments on an MBS may be 
carved up in different ways and sold to investors with different risk preferences and 
investment time horizons; and, 

interest rates and preferred features in the securities markets at the time of sale of an 
MBS. 

Government National Mortgage Association (GNMA or Ginnie Mae) 

GNMA is a U.S. government corporation created in 1968. Unlike FNMA and Freddie Mac, 
the guarantee it offers on GNMA MBS's has the full faith and credit of the U.S. government 
behind it. The MBS's of all three agencies have AAA credit ratings. FNMA and Freddie 
Mac's AAA is based on their government sponsorship, over and above whatever credit 
strengths they have as private corporations. 

Unlike FNMA and Freddie Mac, GNMA does not purchase mortgages. It guarantees MBS's 
issued by GNMA-approved issuers. GNMA multi-family MBS's generally must be backed by 
a single FHA-insured multi-family mortgage. The mortgage must have an unpaid principal 
balance of at least $500,000 and have been originated within the last 12 months. The issuer 
pays GNMA an annual guarantee fee of 13 basis points and is allowed a servicing fee of 12 to 
37 basis points. GNMA MBS's can be issued for construction loans as well as permanent 
loans. Debt service coverage for permanent loans must be about 1.11. 
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Bank Letter of Credit (LOC) 

An LOC issued by a bank irrevocably authorizes the trustee for a mortgage-backed security or 
bond to make draws upon the bank if mortgage payments are insufficient to meet debt service 
payments. The draws may be made up to the amount stated in the LOC. Such amount may 
provide for complete or partial coverage of principal and interest payments. LOC's generally 
are underwritten on the same terms and conditions. that would be required for a bank to make 
a mortgage loan on a project. Banks are reluctant to write LOC's that extend beyond seven 
years. 

The degree of credit enhancement gained will depend on the credit rating of the issuer of the 
LOC and the extent and term of coverage provided. Banks issuing LOC's have either a AA or 
AAA rating. 

LOC's are more expensive than they used to be because FIR.REA now includes LOC's in the 
measurement of a bank's capital adequacy. A mortgage-backed security or bond issuer could 
pay as much as 1.5 percent per year on the outstanding, or even original, principal balance of 
an issue, in addition to application and processing fees. 

LOC's are accompanied by reimbursement agreements to provide for repayment of amounts 
drawn. Repayment is made from excess cash flows generated by the collateral. 

Collateral Pledge 

The pledge of collateral over and above the collateral created from loan, MBS, or bond 
proceeds may be used to enhance the credit of an obligation. The degree of enhancement 
from overcollateralization will depend on the amount, credit quality, maturity, liquidity, and 
other features of the additional collateral. It also would depend on whether the all the 
collateral faces the same set of risks. 

Structured Finance 

One way to enhance the credit of a portion of a loan, bond, or other obligation is to divide the 
obligation into first and second liens. The senior class of obligations is given first claim on 
revenues and assets of the entire collateral. The second or junior lien obligations absorb all 
shortfalls or losses first, until their share of the collateral is wiped out. Subordination is a 
form of overcollateralization with respect to the senior or first lien position. 

Of course, the necessary consequence of enhancing the credit of the senior piece in this 
manner is to erode the credit of the subordinate portion. The subordinate piece may be 
unsalable.29 The issuer of the obligations may be forced to hold the subordinate debt. 

29 Banks risk-based capital rules generally would treat both the senior and junior lien debts as having I 00 percent risk 
weights in the case of commercial multi-family loans or MBS's. 
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TABLE33 
Pro Forma Multi-Family Housing Projects Financial Feasibility 

Annual 
Debt Return on Operating 

Service Required Equity Equity 2-Bedroom Expense 
Coverage Coverage Required (pre-tax) Unit Rent Ratio 

Project A• 16 Unit Valle~ Market Rent Project 
Base Case: AHFC Financing 1.23 1.25 $701,900 3.3% $850 40% 

Sensitivity Cases: Development Costs 
High Density 1.23 1.25 821,900 3.5% 850 40%. 
Low Land Development Cost 1.23 1.25 653,900 3.5% 850 40% 
Zero Raw Land Cost 1.23 1.25 605,900 3.8% 850 40% 
Low Construction Cost 1.23 1.25 595,500 3.9% 850 40% 
Lowest Total Development Cost 1.23 1.25 543.800 5.3% 850 40% 
High Construction Cost 1.23 1.25 918,500 2.5% 850 41% 

Sensitivity Cases: Breakeven 
Breakeven Expenses 1.25 1.25 346,100 10.0% 850 4% 
Breakeven Rents 1.23 1.25 365,100 10.0% 1,270 35% 
Lowest Total Development Cost, Breakeven Expenses 1.23 1.25 341,900 10.0% 850 24% 
Lowest Total Development Cost, Breakeven Rents l.23 1.25 360,500 ·J0.0% 1,034 37% 

Sensitivity Cases: Other Financing 
Bank Financing 1.20 1.20 778,300 2.7% 850 40% 
FNMA Financing 1.15 1.15 703,800 2.6% 850 40% 
FHA Financing ' ,~ l.1.J i.11 839,700 2.i% 850 41% 
CBJ Financing 1.20 1.20 $709,700 3.0% $850 40% 
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Annual 
Debt Return on Operating 

Service Required Equity Equity 2-Bedroom Expense 
Coverage Coverage Required (pre-tax) Unit Rent Ratio 

Project B - 30 Unit Downtown Market Rent Project 
Base Case: AHFC Financing 1.23 l.25 $1,266,500 3.2% $ 900 41% 

Sensitivity Cases: Development Costs 
High Density 1.23 1.25 1,483,500 3.4% 900 41% 

Low Land Development Cost NA NA 
Low Construction Cost 1.23 1.25 1,077,700 3.7% 900 40% 
Zero Raw Land Cost 1.23 1.25 1,032,500 3.9% 900 41% 
Lowest Total Development Cost 1.23 1.25 1,014,600 4.9% 900 40% 

High Construction Cost 1.23 1.25 1,644,800 2.4% 900 41% 

Sensitivity Cases: Breakeven 
Breakeven Expenses 1.25 1.25 613,600 10.0% 900 3% 
Breakeven Rents 1.23 1.25 648,300 10.0% 1,365 36% 
Lowest Total Development Cost, Breakeven Expenses 1.23 1.25 614,900 10.0% 900 22% 

Lowest Total Development Cost, Breakeven Rents 1.23 1.25 646,800 10.0% 1,124 37% 

Sensitivity Cases: Other Financing 
Bank Financing 1.20 1.20 1,396,500 2.7% 900 41% 

FNMA Financing 1.15 1.15 1,264,400 2.6% 900 41% 

FHA Financing 1.13 I.II 1,509,500 2.0% 900 41% 

CBJ Financing • 1.20 1.20 $1,277,100 2.9% $ 900 41% 

Annual 
Return on Operating 

Debt Service Required Equity 2-Bedroom Expense 

Coverage Coverage Equity Required (pre-tax) Unit Rent Ratio 

Project C • 45 Unit Valley Low-Income Project 
20% of Unit, Restricted to Rents @ 30% of 50% of Median Income 

Base Case: AHFC Financing (tax-exempt) l.43 1.15 $2,148,300 4.1% $ 850 44% 

Sensitivity Ca.se;;: Development Costs 
High Density 1.43 1.15 2,543,500 4.3% 850 44% 
Low Land Development Cost 1.43 1.15 2,013,300 4.4% 850 44% 
Zero Raw Land Cost 1.43 1.15 1,878.300 4.7% 850 44% 
Low Construction Cost 1.44 1.15 1,819,000 4.9% 850 43% 

Lowest Total Development Cost 1.44 1.15 1,729,300 6.4% 850 43% 
High Construction Cost 1.43 1.15 2,806,600 3.1% 850 44% 

Sensitivity Ca.,es: Breakeven 
Breakeven Expenses 1.49 1.15 1,318.600 l0.0% 850 15% 
Break even Rent, 1.45 1.15 1,324,700 l0.0% 1,271 39% 

Lowest Total Development Cost. Breakeven Expenses 1.46 I. 15 1,318,300 l0.0% 850 32% 

Lowest Total Development Cost, Breakeven Rents 1.44 1.15 $1,321,300 10.0% $1,015 41% 
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These high equity requirements reflect the fact that total development costs generally exceed 
project market values by 50 percent to 100 percent. Only in the break.even cases for the 
market rent projects do costs even approach values. In these cases, they exceed market 
values by about 7 percent. Breakeven cases for the low-income projects show costs at 
roughly 25 percent over value. 

Juneau currently has only 10 multi-family properties with more than 45 units. The equity 
required for projects of this size and the relatively high risks attached to Juneau multi-family 
housing investments may limit further development to smaller projects. This may be desirable 
from a standpoint of social policy. Respondents to the Juneau Household Survey also showed 
a strong preference for small projects. But given the magnitude of the pent-up demand 
documented in the Juneau Housing Demand Forecast, local development of smaller projects 
may not be sufficient or rapid enough to meet the city's goals for alleviating Juneau's housing 
crunch. 

Potential CB.I Financin2 Role 

The high equity requirements for multi-family projects would make second mortgages in some 
forms helpful to development. The lack of any excess coverage of debt service in the 
feasibility analyses for all sources of first lien financing except FHA means that any second 
mortgages would have to be structured as deferred payment, sleeping (paid only from excess 
cash flows), or participating mortgages that provided some equity participation. 

Table 36 summarizes the financial performance of a 1982 CBJ second mortgage progra_rn for 
multi-family housing that provided twelve zero interest loans with deferment of principal 
amortization for five years. The high incidence of payment problems, including: 

no payments on two loans~ 
zero recovery on the two loans that were foreclosed; 
one or more extensions of maturity on seven loans, 

reflect both the risks of the Juneau housing market and the inferior lien position of second 
mortgages. In this housing market, a second lien is tantamount to holding an equity position. 
For that reason, a program offering second mortgages should provide for equity participation 
by the lender. 
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Date of Loan Loan Amount 
7/82 $24,000 
8/82 139,200 
8/82 139,200 
9/82 232,800 
8/83 232,800 

12/82 95,760 
6/82 326,067 
4/82 149,500 
6/82 39,600 
6/82 509,000 

4/83 529,000 

2/84 76,980 

Total $2,493,907 

TABLE36 

City and Borough of Juneau 
Performance of 1982 Rental Stimulation Program 

Repayment Amount of 
Start Date Maturity Status as of 4/18/94 Recovery 

7/87 6/95 payments current 
8/87 7/95 foreclosed 0 
8/87 7/95 payments current 

10/87 9/95 payments current 
9/87 8/96 payments current 
1/88 12/96 payments current 
7/87 6/95 payments current 
5/87 foreclosed 0 
7/87 6/95 payments current 
from surplus cash flow no payments; in 

HUD lawsuit 
from surplus cash flow no payments; in 

HUD lawsuit 
3/89 2/97 payments current 

Juneau Multi-Family Housing Market Analysis 

Extensions 

Date New Maturi~ 

8/88, 2/90 1/98, 7/98 
8/88 2/97 
8/88 • 2/97 
8/88 2/98 
8/88 2/98 

8/88 1/97 

8/88 2/98 
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The political and fiscal difficulties of the city contributing cash to projects makes it likely that 
the city only could take second mortgages in exchange for contributions of land, at least for 
market rent projects. This might be vacant land or foreclosed properties. Disposition could 
be negotiated or by bids on price, equity share, or number or types of units. 

Breakeven and the Importance of Development Re1mlations 

Breakeven Operating Expenses 

The sensitivity cases show that breakeven is not going to be achieved by controlling operating 
expenses, unless major reductions can be· made in total development costs as well. Without 
such reductions, expenses would have to be between 3 percent to 17 percent of effective 
gross income. This is not close to being possible. 

With action on several fronts to produce development costs as low as assumed in the lowest 
total development costs case, expense ratios of 22 percent to 24 percent for market rent 
projects and 32 percent to 33 percent for low-income projects would provide breakeven. This 
might be within the realm of possibility, but would offer more realistic hope of breakeven if 
rents were higher as well. 

Breakeven Rents 

Breakeven rents in Table 33's base case range from $1,270 to $1,389 for two-bedroom units. 
It would be difficult for average two-bedroom rents to reach such levels. Compared to 1993's 
real average monthly wage for Juneau, these breakeven rents would represent an average rent 
burden30 of 48 percent to 52 percent. This is far above the peak 37 percent rent burden 
reached in 1983. It is also at the level, 50 percent, that is considered to constitute a severe 
rent burden. 

Affordability of Breakeven Rents 

Table 37 shows that some units with breakeven rents under a business as usual situation might 
be absorbed by the high end of the households needing two-bedroom units. Absorption would 
be more likely under current conditions of low vacancy rates and high pent-up demand, than 
under normal market conditions. 

With development costs pushed down to the level of the lowest total development costs case, 
significant numbers of units with breakeven rents might rent up fairly readily. One- and two­
bedroom units would be affordable to 30 percent or more of the households in the market for 
such rentals under the lower cost case. Still, only about 10 percent or so of one- or two­
bedroom units command rents at this level. 

3o See the discussion relating to Tabie 8, under Critical Obstacles to New Multi-Family Construction in Chapter I, as 
to the limitations of this data for estimating rent burdems. 
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• in light of this, flexibility in zoning can make major contributions to housing 
affordability; for example, 

• higher allowed densities directly reduces the cost of land per unit; 

• clustering of housing, as may be allowed under planned unit developments 
(PUD's) or planned residential developments (PRD's), can save as much as 34 
percent of the costs of su:bdivision development37 ; clustering allows developers 
to average the density of units across the entire tract rather than on a per lot 
basis; clustering results in more open spac{? as well as reduced costs for 
clearing and grading of the construction sites; it avoids significant costs for 
extensions of streets, sidewalks, water and sewer, etc. and makes more of the 
land available for housing; clustering can be important where not all of the tract 
is buildable; 

• reduction of fron_t setbacks can reduce the length of driveways and utility 
connections; and, 

• reduction of side setbacks can increase the number of units served by a street, 
curbs and gutters, sidewalks, and the main run of utilities; 

• reducing the cost of land development was the single greatest factor in achieving 
housing affordabiiity under a HUD demonstration project with local governments 
(Joint Venture for Affordable Housing); avoiding excessive subdivision requirements 
can provide a double-barreled benefit: not only are material and labor costs reduced by 
limiting the size of street widths and rights-of-way, incidence of sidewalks, etc., but 
more land is made available for housing; this results in the la..nd and development costs 
of the subdivision being spread over a greater number of housing units; 

• use of easements instead of rights-of-ways can provide the same legal access for 
utilities while making more land available for housing, leaving more land on the 
property tax rolls, and reducing the effective setback from streets and utilities, thus 
lowering costs for driveways and utility laterals; 

37 "Proposed Model Land Development Standards and Accompanying Model State Enabling Legislation", HUD, June 
1993, page 3. 
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X. Housing Tax-Exemption and Fee Waivers· 

Tax-Exemptions 

The City and Borough of Juneau appears to have no significant latitude to aid multi-family 
construction with exemptions from property taxes. 

State law governs what property must be or may be exempted from property taxes by 
municipalities in Alaska. Federal, state, municipal, educational, charitable, religious, hospital, 
and certain other property have mandatory exemptions·under State law. Some other 
exemptions are permitted at the option of a municipality. 

In general, State of Alaska statutes do not appear to allow any property tax exemptions that 
could be used to assist private development of multi-family housing. AS 29.45.050 (a) does 
allow a $10,000 exemption per residence by ordinance, if ratified by voters. This exemption 
has not been adopted by the City and Borough of Juneau. 

Conceivably, the statutory language could be interpreted to allow a $10,000 exemption per 
unit for multi-family housing. But, the better legal arguements probably militate against such 
an interpretation. It appears that the state assessor and attorney general's offices have not 
encountered the issue of bringing multi-family housing within the scope of the exemption. 

Also, enacted into law in 199438 was an option for municipalities to exempt by ordinance 
privately owned property used exclusively for student housing for the University of Alaska 
under a written agreement with the university. This exemption also has not been adopted by 
the city. 

AS 29.45.050 (b)(2)(a) allows the city to exempt property of non-profits used exclusively for 
community purposes. The DIP AC hatchery at Salmon Creek is the only property with a 
conti~uing exemption under this provision. This provision was at issue when the city granted a 
one-year exemption to Senior Citizens Support Services, Inc. for their multi-family project. 
By the language of the provision, it would not be available for a for-profit developer, no 
matter how community purpose were defined. 

AS 29.045.090 (m) allows an optional exemption for economic development property. Multi­
family housing is unlikely to qualify as economic development property unless it could be 
shown to create employment in the municipality as a trade or business. Even then, the land 
would not be exempt unless it had not been taxed previously. 

As allowed under AS 29.045.090 (f), the value of certain residential rehabilitation and repairs 
are partially exempted for four years under CBJ 69.10.010 (6). 

38 Chapter 65, Session Laws of Alaska 1994. 
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Fee Waivers 

Under CBJ Code, there also is no authority to waive building permit fees or water and sewer 
hook-up fees. Of course, the city could amend the CBJ Code with regard to fee waivers. 

The main problems with doing so are the loss of fee revenue and fairness with regards to other 
types of development. A fee waiver for multi-family projects of five or more units certainly 
would not reduce city revenues relative to recent years, because only 25 units in such projects 
were permitted between 1986 through 1993. On a $1 million project, building permit fees 
would be $4,247.40 and a commercial plan review fee of $2,760.81 would be required, a total 
of $7,008.21 or 0.7 percent. 

If fee waivers made the difference between developing and not developing a multi-family 
project, it could be argued that the generation of additional property tax revenue that 
otherwise would not occur answers both the fiscal and equity questions. Current millage rates 
are 14.08 for downtown, or 1.4 percent. Waived fees would be recaptured in less than a year 
and many times over during the life of a project. It would be impossible to say with any 
certainty that a fee waiver was critical to any particular project. But, waivers could be 
provided only for projects with profitability or feasibility criteria below some arbitrary level. 
Also, waivers could be limited to periods when the vacancy rate is below some specified level 
or allowed pursuant to an administrative determination. 
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Summary of Findings 

Juneau's Current Housing Supply 
• According to data provided by the City and Borough of Juneau (CBJ), Juneau's current 

housing supply is 10,821 units. This includes 4,144 single family units, 2,281 multi-family 
units, 1,468 units in duplexes, 1,172 mobile homes, 871 condominium units and 741 zero-lot 
line units. The balance is comprised of live-aboard boats in Juneau harbors. 

Pent-up Demand 

• There is pent-up demand among local residents for at least 300 additional housing units. 
Pent-up demand includes local residents currently sharing housing who would have their own 
housing if not for the constrained market in Juneau. 

• More than half (180 units) of the pent-up demand is for multi-fa1nily rental housing. The 
remaining demand is for owner-occupied housing, including single family homes, 
condominiums or zero lot lines. 

• Though not quantified in this study, survey results suggest that there is also pent-up demand 
among non-residents for housing in Juneau. 

• These estimates of pent-up demand suggest that construction of 300 additional units would 
not reduce Juneau's vacancy rate, depending on the cost and location of the additional 
housing. 

• These estimates of pent-up demand are conservative. They represent a fraction of pent-up 
demand indicated in survey results. Adjustments to survey results were made to attempt to 
account for factors such as affordability, location, and size of unit that would limit local 
household members from acting on their perceived housing needs. 

• Also, potential non-residential demand was discounted entirely due to an inability to 
confidently quantify its magnitude. Yet, almost one-quarter of Juneau households have 
relatives or friends that might move to Juneau if they could find satisfactory housing. 

Housing Demand Forecast 
• According to population figures presented in the Final Socioeconomic Impact Assessments 

for the Alaska-Juneau (,AJ) and Kensington Mines, Juneau's baseiine popuiation is expected 
to grow in 1994 and begin declining slowly after 1995. 

• To meet increased housing demand associated with growth during 1994, 170 additional 
housing units will be required, including 40 multi-family units. This is the increase 
necessary to meet new demand. Construction of 170 units would not increase the vacancy 
rate. 

• The gradual population decline after 1995, ranging between 0.34% and 0.36% annually will 
be offset by mining-related growth projected to occur between 1995 and 1999. 

• Between i 995 and 1999, Juneau will need a net increase of 730 housing units to meet the 
needs of the mining-related population, including 395 multi-family units. 

• The greatest influx of mining-related population will occur in 1998 when the Al is predicted 
to be in fuli operation and the Kensington is in its second year of construction. That year, 445 
new housing units will be needed, including 185 multi-fa.Tilly units. 
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The forecast shows baseline (non-mining) population growth of about 1.5 % in 1994, then a 
slow decline thereafter. The following table provides baseline and mining-related population 
trends through the year 2000. 

Year 

1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 

Juneau's Population Forecast 
Including AJ and Kensington Mine-Related Population 

1993-2000 

CBJ Baseline Mining Total 
Population Population Population 

28,791 28,791 
29,236 0 29,236 
29,689 211 29,900 
29,588 696 30,284 
29,483 713 30,196 
29,374 2,059 31,433 
29,266 2,412 31,678 
29,157 2,533 31,690 

1 Reed Hansen & Associates, FIil/ii Socioeconomic Impact Assessment Kensingtcn Gold Pro;ect. City and Borough al Juneau, June 1992 and 
Reed Hansen & Associates, Anal Socioeconomic Impact Assessment, Alaska.Juneau Gold Mine, City and Borough ol Juneau, February 1993. 

The 1994 increase of 1.54% indicates demand for an additional 172 dwelling units. After 
1995, baseline housing demand is expected to begin declining at a rate of about 0.3% 
annually through the year 2000. However, by 1995, construction of the AJ is assumed to 
have begun so overall there is a slight net increase in housing demand. Between 1995 and 
1999, mining-related development generates substantial demand for housing. The following 
table provides detailed data on the mining-related demand. 

Mining Housing Demand by Housing Type 
Alaska Juneau and Kensington Mines1 

1994-2000 

Single Other Owned Multi- Mobile 
Year Family Unit Units2 Family Unit Home Total 

1994 0 0 0 0 0 
1995 0 0 15 0 15 
1996 15 10 60 15 100 
1997 5 <5 75 10 95 
1998 150 110 190 25 475 
1999 80 55 100 10 245 
2000 0 0 0 0 0 

Totals 250 180 440 60 930 

1 Reed Hansen & Associates, Final Socioeconomic Impact Assessment, Kensingtcn Gold Project, City and Borough of Juneau, June 1992 and 
Reed Hansen & Associates. Anal Soaoeccnomic Impact Assessment, Alaska.Juneau Gold Mine, City and Borough ol Juneau, February 1993. 
2 Includes condollimums, duplexes and zero IOI line structures. 
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V. Juneau's Vacancy Rate 
By any standard Juneau's current vacancy rate of less than one percent is an unusual market 
condition. A 1 % vacancy suggests that the supply of housing is in some way constrained and 
that housing costs are higher than an unconstrained market would offer. In order for Juneau 
to achieve a less constricted housing market, the inventory of available housing would need 
to increase. To determine what a "healthy" vacancy rate is, a series of interviews were 
conducted with housing and real estate professionals in Juneau, with the Alaska Housing 
Finance Corporation and the Anchorage office of Housing and Urban Development. The 
general consensus was that a healthy vacancy rate is around 5%. 

If Juneau is to achieve a 5% vacancy the supply of housing must expand by about 500 units, 
ignoring pent-up demand and future population growth. Including pent-up demand, future 
population growth and new units needed to reach a 5% vacancy rate, Juneau requires in 1994 
an estimated total of 11,900 housing units and by the year 2000, 12,600 units. 

Year 

1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 

Housing Demand Forecast 
and Number of New Units to Reach 5% Vacancy 

1993-2000 

Housing Demand Adjusted Supply Necessary 
Supply for Population Growth for 5% Vacancy 

10,821 
11,300 11,858 
11,277 11,826 
11,336 11,896 
11,388 11,950 
11,827 12,411 
12,033 12,628 
11,990 12,582 

VI. Multi-Family Housing Losses 

Since 1988, Juneau has lost an average of about 0.75% of its multi-family housing stock 
annually to fire, demolition or conversion. The rate of loss has been inconsistent, ranging 
from zero losses in 1989 and 1992, to 56 units lost in 1990 (including 31 units from 
demolition of the Channel Apartments). 

For purposes of forecasting demand for new multi-family housing units in Juneau, it is 
assumed that the rate of loss for the 1988 to 1993 period will continue through 2000. At an 
annual loss rate of 0.75%, Juneau would need approximately 20 new units annually over the 
forecast period to compensate for fire loss, demolition and conversion. 
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Annual Average Loss Ratios 
Loss Due to Fire, Demolition or Conversion 

1988 to 1993 

Year of Units Existing Multi- Annual 
Loss Lost Family Units Loss Ratio(%) 

1988 25 2,217 1.12 
1989 0 2,209 0 
1990 56 2,237 2.50 
1991 7 2,225 0.31 
1992 0 2,215 0 
1993 12 2,281 0.53 

Total 100 

Average 17 2,231 0.75 

VII. Seasonal Demands on Juneau's Housing Inventory 
Vacancy rates in Juneau are affected by seasonal population fluctuations. These include the 
beginning of the legisiative session, tourism in the spring and summer and an influx of 
students attending the University of Alaska Southeast in the fall. It is not certain to what 
extent each of these groups impacts Juneau's housing situation. 

Legislative Session 
The session corrunencing in January brings legislators, aides, lobbyists ar,d occasionaiiy their 
families for the 120-day session. Though some session employees are Juneau residents, many 
are not, creating a strain on Juneau's housing market at the beginning of each year. 

Neither Legisiative Affairs or the CBJ keep track of the numbers migrating to Juneau for 
session work. Some general calculations based on the legislative population and employment 
figures for Legislative Affairs Agency provide estimates of session seasonal in-migration. 

The legislature-related influx includes 57 legislators and their staffs (average around 3 per 
legislator). Lobbyists requiring long-teuu housing couid potentiaiiy add another 25 or 30 to 
the total influx to Juneau for the session. 

The Legislative Affairs Agency employs 194 workers. About one-third of the agency's staff 
are year-round locals, and about 130 are from other areas of the state. 
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The University has been planning on building additional student housing. But, the 1994 
legislature adjourned without authorizing appropriations or bonding authority for additional 
housing. 

Juneau's housing market is also affected by returning Juneau residents who have been out of 
town attending school. Again, there is no data available that quantifies this demand. 

Summary of Seasonal Demand 
Juneau's vacancy rate is probably at its lowest during the legislative session. Summer 
housing demand may be somewhat less than the legislature-related demand. Juneau's 
vacancy rate is probably at its highest during the fall and early winter. Even during these 
months, however, there is apparently un-met seasonal demand from university students. The 
City's vacancy estimates are based on surveys done in the fall. Thus, year-round vacancy 
rates can be assumed to be even lower than the City's estimates. In general, while there are a 
number of unique seasonal components to Juneau's housing market, the net year-round effect 
is a very low vacancy rate. 
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Buy Rent # of Bedrooms Location 

Q. 20 Continued 

Rent 
0 400-500 I anywhere 
0 Low 1 Waterfront 
? 0 3 Don't Know 
0 1,000 or under 3 Don't know 
0 700 4 Convenient? 
? ? 3 ?? 
0 ? 3 ? 

Juneau Housing Demand Forecast Page I/ - 32 









































TABLE2 

Vacancy Rates 

Multi-Family 
Service Single- Zero Lot (3 or more Mobile Live-Aboard 

Are!! Family Dup]ex Line Condominium units) Home Boat Average 

0.00% 0.00% 0.00% 0.00% 0.93% 0.45% 0.00% 0.36% 
2 0.00 0.00 0.00 0.00 0.93 0.45 0.00 0.36 
3 1.32 1.32 1.32 1.32 0.78 0.45 0.00 1.49 
4 1.32 1.32 1.32 1.32 0.78 0.45 0.00 1.15 
5 I.32 1.32 1.32 1.32 0.78 0.45 0.00 1.06 
6 l.32 1.32 1.32 1.32 0.78 0.45 0.00 1.01 
7 1.32 l.32 l.32 1.32 0.78 0.45 0.00 1.16 
8 1.32 1.32 l.32 1.32 0.78 0.45 0.00 1.39 

Average 0.96% 0.96% 0.96% 0.96% 0.86% 0.45% 0.00% 0.87% 

Notes: 
1. Vacancy rates for single-family, duplexes, zero-lot-lines, and condominiums were estimated on a consolidated basis. Single-family and 
multi--family rates were each consolidated for service areas 1 and 2 and separately consolidated for all other service areas. 
Mobile home and boat rates were estimated on an area-wide basis. 
2. The averages by type or service area are weighted by the number of units in Table I. 

Key to Service Areas 

Service Area I 
Service Area 2 
Service Area 3 
Service Area 4 

Juneau Housing and Land Inventory 

Juneau 
Douglas 
Rural Roaded 
Auke Bay 

Service Area 5 
Service Area 6 
Service Area 7 
Service Area 8 

Glacier Va11ey 
North Douglas 
Sa]mon Creek 
Lynn Canal 
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II. Land Inventory 

A review of the Use Code Report prepared by the City Assessors Office indicates a large 
number of vacant land parcels in the City and Borough of Juneau. A large percentage have 
sites that would be suitable for most development allowed by zoning. 

The Community Development Department, as part of its Juneau Wetlands Management Plan, 
conducted an inventory of developed and undeveloped land by zoning classifications. This 
study also indicated a large amount of vacant land that could be developed for housing use. 

The Plan's total of vacant developable acres in districts zoned purely for residential purposes 
was 1,946 acres in 1988. This total does not include wetlands, steep slopes, or inaccessible 
property. Table 4 summarizes the results of the Plan inventory. The D-1 through D-5 zoning 
classes are for single-fanlily and duplex residential use. The D-10 through D-18 districts are 
for multi-family. 

• TABLE4 

Vacant and Developable Acres 

7one Class nJ:Jr,,,o.lnn.a.rl A ,........,.oc, 
.LJ'\,., Y "-"lVl-'\,.,U f""\.."'-'1'•,.:, Vacant Acres Developable Acres 

D-1 1,242 2,246 650 
D-3 340 663 203 
D-5 3,376 1,453 475 
D-10 54 86 51 
D-15 338 970 508 
D-18 244 129 59 

Total 5,594 5,547 1,946 

Source: Juneau Wetlands Management Plan, Department of Community Development, City 
and Borough of Juneau, May 1989. 

The juneau Wetiands Management Plan inventory has not been updated since it was 
prepared on August 15, 1988. If acreage available in 1988 were developed at the maximum 
density allowed by zoning, an estimated 12,826 dwelling units could be constructed. Permits 
for only 388 new housing units have been issued between 1987 and the fourth quarter of 
1993. Most residential development since i 987 has occured in the D-3 and D-5 zoned areas. 
Development has been primarily single-family homes with almost no multi-family 
development. 

An estimated current capacity for an additional 12,400 units is over seven times the 1,656 
units of net housing demand through the year 2000 forecasted in the Juneau Housing Demand 
Forecast (Section II of this study). The potential new construction is aiso more than the 
current stock of dwelling units in Juneau. 
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TABLE 7 
Character of Multi-Family Housing Stock 

Number Typical 
Service of Number Typical Size Typical Typical Age Typical 

Area Bedrooms of Units (sguare feet} Rent Vacancx (xears} Condition 
1 0 136 475 $500 0% 45 average 

1 435 550 700 0 45 average 
2 167 783 850 0 45 average 
3 21 1,000 900 0 45 average 
4 0 1,200 

Unknown 5 

2 0 3 450 575 0 9 good 
1 57 600 650 0 15 average 
2 42 830 850 0 10 good 
3 71 1,200 920 0 20 good 
4 8 1,200 Section 8 

Unknown 3 

4 0 1 450 400 0 40 average 
1 13 600 775 0 40 average 
2 27 830 950 0 9 good 
3 0 1,000 0 0 0 
4 33 1,200 1,100 0 9 good 

5 0 3 450 500 0 22 average 
131 600 650 0 15 average 

2 218 830 850 0 15 average 
3 63 1,000 700 0 20 average 
4 20 1,200 $740 0 20 average 

Unknown 49 

6 Unknown 5 

7 0 1 450 Section 8 0 NA NA 
1 3 600 Section 8 0 NA NA 
2 16 830 Section 8 0 NA NA 
3 4 1,000 Section 8 0 NA NA 
4 0 1,200 Section 8 0% NA NA 
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L. Affirmative Marketing Agreement 

All project sponsors will be required to sign an Affirmative Marketing Statement 
which outlines their obligations to provide equal access to housing for individuals 
regardless of race, creed, color, age, sex, familial status, or national origin. This 
statement will also require the sponsor to describe how they intend to reach minority 
and special needs groups with advertising. 
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4) Public Housing Waiting Lists 

A maximum five (5) points may be awarded to applications that contain a 
written commitment to give priority to households on waiting lists for 
subsidized housing. A commitment may consist of accepting tenants receiving 
rental subsidies (Section 8 program) and established gross rents below the Fair 
Market Rent limits established by the Department of Housing and Urban 
Development. 

Nothing in this subsection shall be construed as entitlement, for prospective 
applicants, to have access to waiting lists for subsidized housing. 

5) Rural Housing Preference (Maximum 5 points) 

Ver. 1194 

Based on how far the site is from an "urban location", where "rural" is 
defined as a small community with a population which is less than 5,500 and 
is not connected by road or rail to Anchorage or Fairbanks; or a population of 
1,400 or less that is connected by road or rail to Anchorage or Fairbanks. 

6) High Cost Areas (Maximum 5 points) 

Up to five (5) points may be awarded if the project is located in a qualified 
census tract or a difficult development area. A complete list is available from 
the Corporation. 

7) Local Government/Community Participation 
(Maximum 5 points) 

Applicants must show documented support for the project from the local 
government and or community groups. Projects which leverage other 
state/local/community financial (cash or in-kind) support will receive higher 
points than those just providing letters of support. 

8) Need For Low-Income Housing In The Area (15 points) 

A maximum of fifteen points may be awarded based on the applicant's ability 
to show a significant lack of affordable (to the population below 60% of area 
median eross income) rental housing in the area. Material that can be used to - • -
show need are letters from community groups or local government, market 
studies or demand analysis, waiting list information for subsidized housing, 
vacancy rate information, or any other information that will support a claim. 

A combination of two or more of these information sources will be necessary 
to receive maximum points. 
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The maximum points possible in the primary category is 65. Applicants must receive at least 
25 points in this category for the application to be accepted for review by the Corporation. 

B. Secondary Criteria 

Ver. 1/94 

1) Participation By Local Tax-exempt Organizations (Maximum 2 points) 

A qualified non-profit must be involved in the project on a regular, continuous 
and substantial basis in both the development and operation of the project (See 
definition in section VIII). 

2) Availability For Larger Families (Maximum 13 points) 

Points are based on the percentage of units with 2 or more bedrooms. 

13 points 
6 points 
0 points 

25 % or more 3 + bedroom units 
50% or more 2+ bedroom units 
less than 50% 2+ bedroom units 

3) Density Of Units (Maximum 5 points) 

For new construction: 

0 points 
2 points 
5 points 

51 or more 
25 - 50 
less than 25 

At the Corporation's discretion, points may be awarded for project designs that 
group a small number of the total units together with open spaces, in a 
development with 50 or more units. 

For acquisition with rehabilitation or just rehabilitation: 

5 points 
2 points 
0 points 

51 or more 
25 - 50 
less than 25 

NOTE: Rehabilitation costs must be the greater of $3,000 per unit or 10% of 
the adjusted basis for the building. 

4) Sponsor Characteristics (5 points) 

Toe applicant's experience with the tax credit program, the Alaskan 
construction industry, and/or the ownership and management of rental housing. 
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V. APPLICATION SUBMISSION REQUIREMENTS 

Applicants must submit a completed application package, which includes forms provided by 
the Corporation. Each application package will be evaluated for completeness based on the 
checklist included in the packet. If the material submitted is not complete, and the 
application deadline has passed, the application and fee will be returned. If the application 
deadline has not passed, the applicant will have until the deadline to submit the additional 
information. 

Applications which do not receive at least twenty-five (25) points when ranked under the 
primary selection criteria will be rejected and the application fee will not be returned. If the 
application is resu_bmitted within the same allocation period, no additional application fee is 
required. 

An application that is resubmitted must describe how the project characteristics have changed 
so that it meets the 25 point threshold for ranking. A rejected application that is resubmitted 
in a subsequent allocation period must be accompanied by the application fee. 

Applications for tax credit are evaluated three times. The evaluation stages, and the 
threshold requirements for each, are listed below. 

A. First Stage Evaluation - Acceptance 

1) Complete application form. 

2) Certification of all state, local and federal subsidies. 

3) Project costs and revenue estimates. 

4) Evidence that project construction, rehabilitation, or acquisition will start 
within 180 days of credit reservation (evidenced by project schedule). 

5) Payment of application fee. 

6) Preliminary evidence of the application meeting the minimum number of points 
under the primary criteria. 

7) Project is eligible to receive tax credits. 

If these conditions are satisfied then the application will be accepted for evaluation by the 
review committee. 
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5) Payment of processing fees. 

6) Permanent financing commitments. 

7) Affirmative Fair Housing Marketing Statement 

When the Corporation has received and accepted all requested documentation and required 
fees and determined to its satisfaction that the applicant and project comply with all 
requirements of Internal Revenue Code Section 42, other applicable sections of the IRS code, 
and regulations adopted under the code, the Corporation will issue a low-income housing 
credit allocation certification signed by the Executive Director. 

A copy of the certification shall be sent to the applicant for his/her federal tax return. 
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of non-compliance that it becomes aware of that may have occurred prior to January 1, 1992. 

(f)(l) Afonitoring Fees - (A) An annual fee will be charged to all projects for compliance 
monitoring, except where otherwise noted in (f)(l)(C). The monitoring fee shall be 
established by the Corporation and reviewed on a yearly basis to insure it adequately covers 
the administrative cost of monitoring. 

(B) The first credit year's monitoring fee shall be payable upon issuance of the 
IRS Form 8609. For the following years, the monitoring fee shall be payable by the 
anniversary of the placed-in-service date for the project. 

(C) For projects placed in service before December 31, 1989, there will be no 
monitoring fee assessed. All other monitoring requirements apply. 

(D) Failure to pay the monitoring fees by the established due date will 
constitute a violation of the terms of the extended use agreement, under which a credit 
allocation is made. Toe applicant will be barred from receiving any future credit 
reservations and the Corporation will reserve the right to pursue a legal action and or the 
recapture of the credit allocation to the fullest extent permissible by state and federal law. 

(h) !Joniloring Office Contact - All information requested under t!iis section shall be 
submitted to: 

Ver. 1/94 

Alaska Housing Finance Corporation 
P.O. Box 101020 
Anchorage, Alaska 99510 
Attn: Internal Audit Department 
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IX. DEFINITIONS 

In the LIHTC Pian: 

(1) "allocating agency" means the Corporation of the State of Alaska designated to 
allocate tax credit under the low-income housing credit program. 

(2) "annual credit ceiling" means the annual amount established for allocation in 
the state under 26 U.S.C. 42(h)(93)(c). That amount is $1.25 multiplied by the state 
population. 

(3) "applicant" means an individual or individuals applying for tax credit on a 
qualified project under Section 42 of the Internal Revenue Code (LllITC program). 

(4) "chief executive officer" means the he.ad of the local governmental jurisdiction 
in which the project applying for credits is located. 

(5) "compliance period" means the 15 years over which a project must continue to 
meet various LIHTC requirements in order to avoid tn credit recapture. The period begins 
with the first taxable year of the credit period. 

(6) "construction costs" are defi_ned as all costs incurred in the construction of the 
project that are related to the work of the contractor. Soft costs incurred by the developer 
are not considered as "consttuction costs" for purposes of estimating the builder profit, 
overhead or gener.tl requirements. Toe estimate cf builder profit would include overhead 
and generai requirements as well other soft costs included in the contractor's scope of work. 

(7) "Corporation" means the Alaska Housing Finance Corporation. 

(8) "eligible basis" means a component of the qualified basis of an LilITC 
project: the eligible basis is generally equal to the cost basis of the project. 

(9) "fair market rent" means the rent payment limits established by the Department 
of Housing and Urban Development for recipients of Section 8 certificates and vouchers. 

(10) "gross rent" means the maximum rent a tenant may be charged under the 
LIHTC Program. Gross rent includes utilities. Gross rent is calculated by multiplying the 
income election (60%. 50%. 40%) of area median annual gross income by 30 percent and 
dividing that number by twelve. 

( 11) "intermediary costs" refers to the costs associated with the sale or syndication 
of the credits. These costs may include, but are not limited to, parmership organization fees, 
syndication costs, attorney, accountant or project consulting fees. 

Ver. 1:94 26 
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Eligible Basis: 
(Not including Land) 

Multiplied By Applicable Fraction: 

Total Qualified Basis: 

Multiplied By Applicable Percentage: 

Maximum Credit Allowed 
Per Year For 10 Years: 

Ten Year Credit Amount: 

$5,000,000 

100% 

$5,000,000 

.09 

$ 450,000 

$4,500,000 

1. 

2. 

4. 

5. 

Line 5 represents the total amount allowed under Section 42 of the IRS code. It also is the 
maximum a developer/owner may apply for. 

If the project is syndicated and assuming $.48 per $1 of credit for the proceeds from selling 
the ~re.nit~; 

Total Proceeds To Developer: $2,160,000 7. 

If the project was in a "high cost" area. line 1 could be increased by 30 percent. 

Line 5 assumes that the developer got the maximum credits allowed under Section 42. 
Under the 1989 amendments to the program, Congress instructed state agencies to allocate 
only what was necessary to make the project viable. 

To determine the appropriate amount of credit under this mandate, the Corporation uses a 
"gap financing" method. That is, applying credits to the difference between total sources of 
funds and the total uses of funds. This difference is called the Equity Gap. 

In the example above, if the developer was only able to finance 80 % of the total 
development costs, then the gap would be $1.2 million dollars (20% of $6 million). 
Dividing the "gap" by the dollar value of the credits ($.48) equals $2,500,000. Dividing this 
figure by 10 is the amount of credit that would be allocated on a yearly basis ($250,000) for 
ten years. The maximum the Corporation would allocate, in this case, would be $250,000 
per year. 

This is a basic outline of how the Corporation allocates credits. AHFC may allocate the full 
amount of credit to a project when it is necessary to make the project work. Tne 
Corporation reserves the right to deny credits, or reduce the amount of the allocation based 
on its review of the application. 

7 
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All fees shall be established by the Corporation and reviewed by the Executive Director on a yearly 
basis to insure they adequately cover the administrative cost of the program. 

Consultation 

The tax credit program has gone through substantial revision since it was originally enacted. It is a 
complex tax program. Anyone considering applying for a tax credit reservation should first consult 
with his or her own tax advisor. The Corporation shall provide limited technical assistance regarding 
the administration of the tax credit program, only. 

The Corporation maintains a list of individuals who have asked that their names be provided to tax 
credit applicants as consultants and resource sources. The Corporation makes no representations or 
warranty as to the qualifications of these individuals or groups. This list is available upon request 
from the Corporation offices. 

Reference Manuals: 

1. The Low-Income Housing Tax Credit Handbook - Clark Boardman Company Ltd., 375 
Hudson St. NY, NY, 10014. (800-221-9428) 

2. Tax Credits for Low-Income Housing, Seventh Edition, Joseph Guggenheim, Simon 
Publications, P.O. Box 70425, SW Station, Washington D.C. 20024--0425. 

3. A Developer's Guide to the Low Income Housing Tax Credit - Herbert Stevens, and Thomas 
Tracy, National Council of State Housing Agencies, 444 North Capitol St., NW, Suite 438, 
Washington, D.C. 20001, (202) 624-7710 

10 
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than 100 percent. 

Related Party means any relationship wttether business, personal, or familial 
between or among the parties of any. contract for goods, services, real 
property, etc. funded in whole or in part with HOME funds. 

Single room occupancy (SRO) housing means housing consisting of single room 
dwelling units that is the primary residence of its occupant or occupants. The 
unit may contain either food preparation facilities or sanitary facilities or both. 
Alternatively, sanitary facilities may be located outside the unit and be shared 
by tenants in the project. SRO does not include facilities for students. 

Special needs housing means housing designed to meet the needs of persons 
with specific housing needs including supportive services. Examples of special 
needs housing includes: housing for the elderly, housing for persons with a 
disability, housing for persons who are severely mentally ill, etc. 

Substantial Rehabilitation means the rehabilitation of residential property at an 
average cost for the project in excess of $25,000 per dwelling unit. 

Transitional housing means housing that is designed to provide housing and 
appropriate supportive services to persons. including (but not limited to) de­
institutionalized individuals with disabilities, homeless individuals with 
disabilities, and homeless families with children; and has as its purpose 
facilitating the movement of individuals and families to independent living 
within a time period that is set by AHFC and project owner before occupancy. 

Very low income families means families whose annual incomes do not exceed 
50 percent of the median income for the area, as determined by HUD and 
adjusted for family size. 

3. Eligible costs 

Development Hard Costs. The actual cost of constructing or rehabilitating 
housing. These costs include the following: 

(A) For new construction, costs to meet the applicable new construction 
standards of the community and the Building Energy and Efficiency 
Standards currently in effect for Alaska; 

(B) For rehabilitation, costs to meet the applicable rehabilitation standards 
of the community in which the property is located or correcting 
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Attachment B 

What to Expect After Applying For A CIP Advance 

1. The FHLB Housing Department will review the proposed project to be funded with a CIP advance 
and, If necessary, request follow-up Information or documents. 

2. The FHLB Finance Department will review the request for an advance and notify the Housing 
Department If there are any problems. 

3. After the Housing and Finance Departments both approve the CIP advance, the Housing 
Department will send you a ietter authorizing the advance under the conditions agreed upon. 

4. When you are ready to take down !he advance, ca!! Doug Barc!ay at (205) 340"'8691. Then can 
Judy Chaney, Community Investment Officer at (206) 340-8737 so that we can arrange for 
appropriate press coverage of the event. 

5. Annually, the FHLB Housing Department will ask you to certify that the CIP-funded project 
continues to address the needs of the target population. throughout the duration of the advance. 

082792 cg/cif/app2 
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APPENDIXD 

Federal National Mortgage Association 
(Fannie Mae) 
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Federal National Mortgage Association 
(Fannie Mae) 

Multifamily Forward Commitment Product 
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§3.100 

desist proceedings, civil money pen­
alties, or the conditioning or denial of 
applications. The Office also may, in 
its discretion, take any action author­
ized by law. in lieu of a directive, in re­
sponse to a bank's failure to achieve or 
maintain the applicable minimum cap­
ita.I ratios. 

INTERPRETATIONS 

t 3.100 Capital and nrplu. 
For purpoeea of determining statu­

tory ltmtts that are based on the 
amount of bank's capital and/or surplus, 
the provtsiona of this section a.re to be 
used, rather than the deflnltions of 
capita.I contained in §3.2. 

(a) Capital. The term capital as used 
ln provisions of law relating to the cap­
ita.I of national banking associations 
shall include the amount of common 
stock outstanding and unimpaired plus 
the amount of perpetual preferred 
stock outstanding and unimpalred. 

(b) Capital Stock. The term capital 
itock as used 1n provisions of law relat­

....,. Ing to the capital stock of national 
....,. banJdng associations, other than 12 
00 U.S.C. 101, 1T1 and 1'18, shall have the 

same meaning as the tenn capital set 
forth 1n pa.ragra.ph (a) of this section. 

(c) Surplw. The term .rurplw as used 
in provtsiona of law relating to the sur­
plU.11 of national banking associations 
means the aum of paragraphs (c) (1). 
(2), (3) and (4) of this section: 

(1) Capital surplus; undivided profits; 
reserves for contingencies and other 
capital reserves (excluding accrued 
dlvtdenda on i,erpetual and Umlted life 
preferred st.ock); net worth certlncates 
tuued pursuant to 12 U.S.C. lm(t); mi­
nority interests in consolidated sub­
stdlarlea; and allowances for loan and 
lease loeses; mino.s intangible assets; 

(2) Purchaaed mortpge servicing 
rights; 

(3) Mandatory convertible debt to the 
extent of 20% of the sum of paragraphs 
(a) and (c) (1) and (2) of this section: 

(4) Other mandatory convertible 
debt. limited Ufe preferred stock and 
subordinated notes and debentures to 
the extent aet forth tn paragraph (f)(2) 
of this section. 

(d) Unimpaired Surplw Fund. The 
term unimJ)CliTed .rurplw fund as used in 
provtatons of law relating to the 
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unimpaired surplus fund of national 
banking associations shall have the 
same meaning as the term surplus set 
forth in paragraph (c) of this section. 

(e) Definitions. (1) Allowance for loan 
and lease losses means the balance of 
the valuation reserve on December 31, 
1968, plus additions to the reserve 
charged to operations since that date, 
less losses charged against the allow­
ance net of recoveries. 

(2) Ca,ntal surplus mep-.: the total of 
those accounts refiectin~~ , 

(i) Amounts paid in in excess of the 
par or stated value of capital stock; 

(11) Amounts contributed to the bank 
other than for capita.I stock: 

(ut) amounts transferred from undi­
vided profits pursuant to 12 U.S.C. 60; 
and 

(iv) Other amounts transferred from 
undivided profits. 

(3) Intangible assets means those pur­
chased assets that a.re to be reported as 
intangible assets in accordance with 
the ln.ftructimu--Coruoliclated Reporu of 
Condition and Income (Call Report) . 

(4) Limited Life preferTed dock means 
preferred stock which has a maturity 
or which may be redeemed at the op­
tion of the holder. 

(5) MandatOTJt convertible debt means 
subordinated debt instruments which 
unquallOedly require the issuer to ex­
change either common or perpetual 
preferred stock for such instruments 
by a date at or before the maturity of 
the instrument. The maturity of these 
instruments must be 12 years or less. In • 
addition. tbe instrument must meet 
the requirements of paragraphs (0(1)(1) 
through (v) of this section for subordi­
nated notes and debentures or other re­
quirements published by the OCC. 

(6) Mjnority interest in consolic'ated 
.rublidianes means the portion of equity 
capital accounts of all consolidated 
subsidiaries of the bank that is allo­
cated to minority sh&reholders of such 
subBidiaries. 
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('1) Monoaae iervicing rights means the 
bank-owned rights to service for a fee 
mort;gage loans that are owned by oth­
ers. 

(8) Pef'J)etual preferTed !tock means 
preferred stock that does not have a 
stated maturity date and cannot be re­
deemed at the option of the holder. 

t Comptroller ot the currency, Treasury 

(0 Requirements and Restrictions· Lim­
ited Life Preferred Stock, Mandatory Con­
vertible Debt, and Other Subordinated 
Debt-(1) Requirements. Issues of Umited 
life preferred stock a.nd subordinated 
notes and debentures (except manda­
tory convertible debt) mu.st have origi­
nal weighted average maturities of at 
least five (5) years to be included in the 
definition of surplus. In addition, a sub­
ordinated note or debenture must also: 

(I) Be subordinated to the claims of 
depositors; 

(ii) State on the instrument that it is 
not a deposit and is not insured by the 
FDIC; 

(Ul) Be approved as capital by this 
Office; 

(tv) Be unsecured; 
(v) Be ineligible as collateral for a 

loan by the issuing bank; 
(v1) Provide that once any scheduled 

payments of principal begin. all sched­
uled payments shall be made at least 
annually and the amount repaid in 
each year shall be no less than in the 
prior year; and 

(vii) Provide that no accelerated pay­
ment by reason of default or otherwise 
may be made without the prior written 
approval of the Office. 

(2) Restrlctiom. The total amount of 
mandatory convertible debt not in­
cluded in para.graph (c)(3) of this sec­
tion, Umtted life preferred stock and 
subordinated notes and debenture; con­
sidered as surplus is 11mited to 50 per­
cent of the sum of paragraphs (a) and 
(c) (1), (2) and (3) of this section. 

(3) Reservation of authority. The occ 
expressly reserves the authority to 
waive the requirements and restric­
tions set forth in paragraphs (O (1) and 
(2) of this section, in order to allow the 
inclusion of other 11m1ted life prefe.rred 
st0ck, mandatory convertible notes 
a.nd subordinated notes and debentures 
in the capital base of any national 
ba.nk for capital adequacy purposes or 
for purposes of determining statutory 
ltmi ts. The OCC further expressly re­
serves the authority to Impose more 
stringent conditions than those set 
forth in p&.ragra.phs (0 (1) a.nd (2) of this 
section to exclude any component of 
Tier 1 or Tier 2 capital, in whole or in 
Pllrt, as part of a national bank's cap­
ital and surplus for any purpose. 
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(g) Transitional rules. (1) Equity com­
mitment notes approved by the occ as 
capita.I and Issued prior . to April 15 
l985. may continue to be included i~ 
paragraph (c)(3) of this section. All 
other instruments approved by the OCC 
as capital and issued prior to April 15. 
1985, are to be included in para.graph 
(c)(4) of this section. 

(2) Intangible assets (other than 
mortgage servicing rights) purchased 
prior to April 15, 1985, and accounted 
for in a.cco1 ·, • h ... 1 w1 th OCC instruc­
tions, may continue to be Included as 
surplus up to 25% of the sum of para­
graphs (a) and (c)(l) of this section. 

(Approved by the Office or Management and 
Budget under control nwnber 1557~ 166) 

150 FR lO'll&, Mar. 14, 1985. as amended at 55 
FR 38801. Sept. 21, 1990} 

APPENDIX A TO PART 3-RISK-BASED 
CAPITAL GUIDELINES 

Section 1 • Purpose, ApplfcabilftJ, of Guidelin~ 
and Deffn1tioru. ' 

(a) Purpose. U) An Important function or 
the omce or the Comptroller or the Currency 
(OCC) la to evaluat.e the adequacy or capital 
maintained by each national bank. Such e.n 
eV&luatton involves the consideration or nu­
mero!18 factors, Including the riaktnesa or a 
ba.nk a asaeta and arr-balance sheet Items 
Thia appendix A lmplementa the occ•, risk~ 
baaed capital gujdellnea. The risk-baaed e&Jr 
It.a.I ratio derived from those Pldellnea la 
more ayst.ematlcally senattlve to the credit 
rtsk usoclat.ed with various bank acttvitlea 
t.ban, la a capital ratio hued strictly 00 a 
bank a total balance sheet useta. A bank'• 
risk-baaed capital ratio 111 obtained by divid­
ing Its capital base (as deflned In section 2 or 
this appendix A) by It.a ruk-welghted useta 
(aa calculat.ed pursuant to sect.ton 3 of this 
appendix A). These gujdellnes were created 
within the framework established by the re­
port lsaued by the Committee on Banking 
Reguiattons ana Supervtaory Practlcea In 
July 1988. The OCC believes that the risk­
baaed capital ratio la a userut tool In evalu­
ating the capital adequacy or all national 
banks, not Just those that are active 1n the 
lnt.ernatlonal banking system. 

(2) The purpose or this appendlz A Is to ex­
plain precisely (l) how a national bank's 
rut-baaed capital ratio la determtned e.nd 
(U) how these risk-hued captt.aJ. guidelines 
are applled to national banks. The occ wm 
review these iruJdellnea periodically for pos­
sible adJnatmenta commensurate wJth Its ex­
perience with the rtak-bued caplt.a.1 ratio 
ud with changes In the economy, financial 
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m1tted to repay the debt only out of reve­
nues Crom the raclllties financed. 

2. Unused portion of commitments with an 
original maturity exceeding one year. 

3. Revolving underwriting fac111tles 
(RUFs), note iSBuance faclllt1es (NIFs) and 
other similar arrangements. 

2. Credit equivalent amounts of Interest 
rate and exchange rate related contracts. ex­
cept for those assigned to a lower risk cat­
egory. 

3. Assets secured by a first mortgage on a 
one-to-four family residential property that 
a.re not more than 90 days past due. on 
nonaccrual or restructured. 

4. Loans to residential real estate bullders 
ror one-to-four fa.rntly residential property 
construction that have been presold pursu­
ant to legally binding written sales contract. 

CateaoTJI 4: 100 Percent 

1. All other claims on private obllgors. 
2. Clatms on non-OECD financial Institu­

tions with a residual maturity exceeding one 
year. Claims on non-OECD central banks 
with a residual maturity exceeding one year 
are Included ln this category unless they 
qualify ror item 4 of Category 1. 

3. Claims on non-OECD central govern­
ment.II that are not Included in item 4 of Cat­
egory 1. 

4. Obligations teaued by state or local gov­
ernments (Including Industrial development 
authorities and slmtlar entitles) repayable 
solely by a private party or enterprise. 

5. Premises. plant. and equipment; other 
Dsed assets; and other real estate owned. 

6. Investments ·10 unconsolidated subsidt­
artes, Joint ventures. or associated compa­
nies (unleea deducted from capital). 

7. Capital instnunents Issued by other 
banking organimtlons. 

a. All other assets (lncludtng claims on 
commercial Orms owned by the public sec­
tor). 

TABLB :I-CREDIT CoNVERSION FACTORS FOR 
OFF-BJ.LANCZ SHEET JTEIIB 

100 PeTcent ConveTsion Factor 

1. Direct credit substitutes (general guar­
anteeB of indebtedness and guarantee-type 
1.Dstnunents. including standby letters of 
credtt serving as financial guarantees for. or 
supporting, loans and securities). 

2. Risk participations ln bankers accept­
ances and participations ln dtrect credlt sub­
atitutea (e.g .• at.andby letters of credit). 

3. Sale and repurcbaae agreements and 
aeaet sales with recourse. If not already In­
cluded on the b&lance aheet. 

4. Forward agreements (i.e., contractual 
obllp.tlona) to purcbaae uaets. Including n­
nanolng factllttea with certain drawdown. 

50 Percent Contiersion Factor 

1. TraDlaction-related contlngenctea (e.o., 
bid bonds. performance bonds. wanantlea, 
and standby letters or oredlt related to par­
ticular tramactiona). 

20 PeTcent Conversion Factor 

1. Short-term, self-liquidating trade-relat­
ed contingencies, including commercial let­
ters of credit. 

Zero Percent Conversion Factor 

1. Unused portion or commitments with an 
original maturity of one year or less. 

2. Unused portion of commitments which 
are unconditionally cancelable at any time. 
regardleSB or maturity. 

TABLE 3--TREATMENT OF INTEREST RATE AND 
ExCHANOE RATE CONTRACTS 

The Current Exposure Method (described 
below) ls utll1zed to calculate the .. credit 
equivalent amounts" or these instruments. 
These amounts are assigned a risk weight 
appropriate to the obllgor or any collateral 
or guarantee. However. the maxtmum rlsk 
weight is llmited to 50 percent. Multiple con­
tracts with a single counterparty may be 
netted if those contracts are subject to nova­
tion. 

ResimJllmauily 
ln1erast nne con- Exchange nde 

nets cantrects 

Oneyeerandlesa Rept-=-nentCost RC+1.0%of1DIIII 
notional prindpel (RC). 
(NP). 

O,.,oney- RC+O.S% of NP - RC+5.0% of NP. 

The following Instruments wm be ex­
cluded: 

• Exche.nge rate contracts with an original 
maturity of 14 calendar days or less, and 

• lllstruments traded on exchanges and 
subject to dally margin requirements. 

TABLE 4-DEFmmON OF CAPITAL 

Capital components are distributed be­
tween two categories (Tier 1 and Tier 2). Tier 
2 capital element.II wlll qualtry as part of a 
bank's total capital base up to a maxi.mum 
or ux1•t. of that bank's Tier 1 capital. Begin­
ning December 31, 199'Z, the minimum risk­
based capital standard wm be 8.0Y •. 

De/lnition of Capital 

Tier 1: 
• Common stockholders' equity; 
• Noncumulative perpetual preferred stock 

and any related surplus; and 
• Minority Interests in the equity accounts 

or consolidated subsidtartes. 
Tier 2: 
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• Cumulative perpetual, long-term and 
convertible preferred stock, and any related 
surplus:1 

• Perpetual debt and other hybrid debt/eq­
uity instruments: 

• Intermediate-term preferred stock and 
term subordinated debt (to a maximum of 
so•t. of Tier 1 capital); and 

• Loan loss reserves ( to a maxtmum or 
1.25o/. of risk-weighted assets). 

Deductions Crom Capital: 
From Tier 1: 
• Goodwill and other Jnt.ang1bles. with the 

exception of identified intangibles that sat­
isfy the criteria Included In the guidelines. 

From Total Capital: ' 
• lllvestments In unconsolldated banking 

and finance subsidiaries; 
• Reciprocal bold.logs of capital Instru­

ments 

Transitional De/initton 

During a transition period beginning De­
cember 31, 1990. all national banks are ex­
pected to maintain a capital to risk-weight­
ed asset ratio of 7.25•t., of which at lee.st 3.25 
percentage points must consist of Tier 1 cap­
ital. In other words, during this period upon 
to approximately 4 percentage points of the 
'l.25o/. capital ratio may consist of Tier 2 cap­
ital. Also during this period, the subllmit on 
loan losa reserves will be 1.s•1. of risk-weight­
ed aaaets. 

{M FR 41T1, Jan. Z'I. 1989. as amended at 5'1 
FR 4(077, Sept. 3, um: 57 FR 44084. 44086, 
Sept. 24. 1992: 58 FR 1&186, Mar. 29, 1993] 

PART 4-DESCRIPTION OF OFFICE, 
PROCEDURES, PUBLIC INFORMA­
TION 

Sec. 
4.1 Scope and appllcation. 
4.la Central and neld organlzatlon; delega-

tions. 
4.11 Supervision of bank operations. 
4.13 Forma and !natnlctiooa. 
4.14 Publications available to publlc. 
4.15. Orders, opinions, etc. available to pub­

lic. 
4.16 Other records available to public: ex­

ceptions. 
4.17 Access to public records, requests for 

ldenttnable records, and service of proc­
ees. 

4.l'la Request procedures. 

&The amount of long-term and Intermedi­
ate-term preferred stock, as well u term 
subordinated debt that Is ellgible to be in­
cluded aa Tier 2 capital ls reduced by :.I>% of 
the original amount of the instrument at the 
begtnn1ng of each or the laat n ve years or the 
life of the Instrument. 

§4.la 

4.18 Other rules of disclosure. 
4.19 Testimony and production of docu­

ments In court. 

AUTIIORITY: 5 U.S.C. 552; 12 U.S.C. 93a. 

CROSS REFERENCE: See 31 CFR Part 1. Sub­
title A. 

f 4.1 Scope and application. 
This part describes the central and 

field offices of the Comptroller of the 
Currency; the established places at 
which, the employees from whom. and 
the methods whereby, the publtc may 
obtain information, make submitta.ls 
on requests, or obtain decisions; and 
the forms available or the places at 
which forms and instructions as to the 
scope and contents of all papers, re­
ports. on examinations may be ob­
tained. 

{36 FR 5050, Mar. 17, 1971) 

f 4.la Central and field organization; 
delegatlom. 

(a) Central 0f/ice-O) Comptroller of 
the Currency. The Comptroller of the 
Currency, as head of the Office of the 
Comptroller of the Currency. is the 
chief regulatory officer for national 
banks and federally licensed branches 
and agencies of foreign banks. The 
Comptroller ts responsible for d.lrectlng 
the development, execution, and review 
of all omce programs and functions. 
The Comptroller is appointed by the 
President. by and wt th the advice and 
consent of the Senate, for a term of 5 
years. The Comptroller'& offlce ts lo­
cated at 490 L'Enfant Plaza East, SW .. 
Washington, DC 20219. The Comptroller 
Is assisted by the following ofnclala 
who perform such duties as the Comp­
troller may prescribe in add.ltion to the 
responsib111ties set forth below. 
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(2) Senior Deputy Comptroller for Legis­
lative and Public Affair!. The Senior 
Deputy Comptroller for Legislative and 
Public Affairs d.lrects and coord.lnates 
external communications w1 th banks 
and banking organizations. Congress, 
the public. news media. bank cus­
tomers and nonbank financial industry 
groups. In add.ltion. the Senior Deputy 
Comptroller oversees the internal com­
munications program and the Commu­
nity Development Corporation pro­
gram. The Director of Banking Rela­
tions. the Director of Communications, 







• F.stabllsh loan origination and approval 
procedures, both &renerally and by size 1111d 
type of loan. 

• Establish pnuilent underwriting stand­
ards that are cleBJ~ and measurable, Includ­
ing loan-to-value limits, that are consistent 
with these supervu1ory guidelb1es. 

• Establish review and approval proce­
dures for exception loans, Including loans 
with loan-to-value percentages In excess of 
supervisory limits. 

• F.stabllsh loa.11 administration proce­
dures, Including documentation, disburse­
ment, collateral lr1spectton, collection, 1111d 
loan review. 

• F.stabllsh real 1::state appraisal and eval­
uation programs. 

• Require that 111anagement monttoir the 
loan portfolio and provide timely and ade­
quate reports to th1, board of directors. 

The Institution :!1hould consider both in• 
ternal and externa.l factors In the formula­
tion of Its loan IJ(l,Ucles and strategic plan. 
Factors that shoulcil be considered Include: 

• The size and financial condition of the 
Institution. 

• The expertise and size of the lending 
staff. 

• The need to av1>ld undue concentrations 
of risk. 

• Compliance wi1t.h all real estate related 
laws and regulatlo11is. Including the Commu­

~...nity Reinvestment Act. antl-dlscrhninatlon 
~aws. and for savin1!.'S a.uoclattons, the Quall­
'!Jed Thrift Lender t.est. 

• Mark.et conclltlcnns. 
The Institution should monitor conditions 

in the real estate ni.arets In its lending area 
so that It can rea1:t quickly t.o • changes in 
mark.et conditions that are relevant to Its 
lending declstons.. Mark.et supply and 
demand factors that should be considered 
Include: 

• Demographic bhcllcators, including popu­
lation and employn:1ent trends. 

• Zoning requlre1111ents. 
• Current and .1>r0Jected vacancy, con­

struction, and abso 11>tlon rates. 
• CUrrent and projected lease terms. 

rental ratea, and sa1Jes prices, Including con­
cessions. 

• CUrrent and l>roJected nperating ex­
penses for cllfferent types of projects. 

• Economic indkators, including trends 
and cllverslflcatlon 1t>f the lending area. 

• Valuation trendls, including- dlscoun1t and 
dlrect capitalmttora rates. 

0RDERWJllTDl'G 8TAIO).UlDS 

Prudently underwritten reall estate loans 
should reflect all r•~levant credit factors. in­
clucU.na: 

• The capacity oll the borro11rer, or income 
from the underlY1nJI property. to adequately 
service the debt. 

• The value of th,e mortgaged property. 

12 CFR Ch. I (1-1-93 Edltfcnn) 

• The overall creditworthiness of the bor­
rower. 

• The level of equity Invested In the pr,op.. 
,erty. 

• Any secondary sources of repayment. 
• Any addltlonal collateral or credit ,en­

ltlancement.s <such as guarantees, mortgage 
11.nsurance or takeout comm.Jtments>. 
, The lending polkies should reflect the 
ilevel of risk that Is acceptable to the bo1Lrd 
1>f directors and provide clear and measura­
ble underwriting standards that enable the 
Institution's lending staff to evaluate th1ese 
credit factors. The underwriting standa1:-ds 
~;hould address: 

• The maximum loan amount by type of 
1,roperty. 

• Maximum loan maturities by type of 
property. 

• Amortization schedules. 
• Pricing structure for different types of 

real estate loans. 
• Loan.to-value llmit.s by type of property. 
For development and construction 

project.s, and completed commercial proper­
ties, the policy should also establish, com­
mensurate with the size and type of the 
project or property: 

• Requirements for feasibUlty studies and 
~,ensitlvtty and risk analyses (e.g., sensitivity 
()f income projections to changes in econom­
ic: variables such as interest rates, vacancy 
rates. or operating expenses). 

• Mlntmum requlrements for lnttlal in-
1,estment and maintenance of hard equlty 
by the borrower (e.g., cash or unencumbe1·ed 
Investment in the underlying property). 

• Minimum standards for net worth. ca.sh 
now, and debt service coverage of the b,or-
1·ower or underlying property. 

• Standards for the acceptabllity of and 
11.mJts on non-amortizing loans. 

• Standards for the acceptabllity of and 
11.mJt.s on the use of Interest reserves. 

• Pre-leasing and pre-sale requirements 
for income-producing property. 

• Pre-sale and minimum unit release re­
<tuirements for non-llncome-producing pr,>P­
E!rty loans. 

• Lim.Its on partial recourse or nonre­
<:ourse loans and requirements for guanm­
t;or support. 

• Requirements for takeout com.mltmellits. 
• Minimum covenants for loan agriee­

ments. 

LoA.M ADIIIINISTRAnort 

The institution should also establlsh loan 
administration procedures for lbs real estate 
1>0rtfollo that address: 

• Documentation, including: 
Type and frequency of financial state­

ments, including requirement.is for verm­
catlon of information provided by the 
borrower: 
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Type and frequency of collateral eva.tua-
1t.ioru1 (appraisals nnd other estimates of 
•value). 

• Loan closing and dJsbursement. 
• Payment processing. 
• Escrow :administration. 
• Colli11.teral administration. 
• Loan pa,yoffs. 
• CoUecUons and foreclosure, including: 
Dellnc1uenc3r follow-up procedures: 
Foreclosure timing; 
Extensions and oth,er forms of forbear­

ance:; 
Acceptance of deeds ln lieu of foreclosure. 
• Claims processing (e.g., seeking recovery 

on a d1ifau1lted loan covered by a govern­
ment guaranty or Insurance program). 

• Sen•icing and par1t.iclpation agreements. 

8Ul'ER'11'1SORY LoA141-TO-VALUE LIMITS 

Instit111Uons should establish their own ·in­
ten1al loan-to-value limits for real estate 
loans. These internal limits should not 
exceed lthe following :supervisory limits: 

Loan category 

Raw land .......... ____ _ 
Land deveilopm,ent ______ ................... . 
Con11MJdli:,n: 

ComnMWCUII, rnuttitllffllly." and othel' 1101V&-
tick1ntial ......................... ______ -1 

1- to ,4-faniily residential ..... --------i 
Improved property ________ _ 
Owf1«..(JC:upied 1· to._,...,.,, and home tNpty .. 

Loan-lo­
value limit 
(percent} 

65 
75 

80 
85 
85 ,., 

1 Multif11mily construction includes condominiums and co­
aperalivfl;. 

1 A lout-lO-'llalue limil hu not been established for perm&• 
nenfl morlgage or home aquty loans on owner-occupied, 1-
to ._family r8llidltntlal property. Hc:JIMWS, for an, such loan 
with a 10l111n-to-value ratio ttlal equals or ekCNds 90 percent 
at oogina•llon, an instilution 1'lOUld require appropriate aedil 
enl\tncernent In the form of either mortgage insurance or 
readily mnrkatable collateral. 

The supervisory loan-to-value limits 
should be ap,plled to 1~he underlying proper­
ty that ciollaterallzes the loan. For loans 
th'.1.t ftmd multiple t>hases of the same real 
estate project (e.g .. ll loan for both land de­
velopment. and con.struction of an office 
bulldll:1g), the appropriate loan-to-value 
11.mJt Is the Umit applicable to the final 
phase of the proJec1t. funded by the loan; 
howev,er, loan disbursements should not 
exceed! actual development or construction 
outlay.s. Ln situation., where a loan Is fully 
cross-<::olla,terallzed lby two or more proper­
ties or Is ~secured by, a collateral pool of two 
or more properties, the appropriate maxi­
mum loan 81Dlount U111der supervisory loan­
to-value limits Is the sum of the value of 
each J)ro1,erty, less senior liens, multlplled 
by thie a1ppropriate loan-to-value limit for 
each pro:perty. To ensure that collateral 
marKiJll8 remain w1lthin the supervisory 
llmits. lenders shoultd redetermine conformi-

§ 34.62 

ty whenever collateral substitutions are 
made to the collateral pool. 

In establishing internal loan-to-value 
limits, each lender Is expected to carefully 
consider the institution-specific and market 
factors listed under "Loan Portfolio Man­
agement Considerations," as well as any 
other relevant factors, such as the particu­
lar subcategory or type of loan. For any sub­
category of loans that exhibits greater 
credit risk than the overall category, a 
lender should consider the establishment of 
an internal loan-to-value limit for that sub­
category that Is lower than the 11.mJt for the 
overall category. 

The loan-to-value ratio ls only one of sev­
eral pertinent credit factors to be consid­
ered when underwriting a real estate loan. 
Other credit factors to be taken lnto ac­
count are hjghilghted in the "Underwriting 
Standards" section above. Because of these 
other factors. the establishment of these su­
pervisory limits should not be interpreted to 
mean that loans at these levels will auto­
matically be considered sound. 

LoAlfS IM EXCF.SS OF THE SUPERVISORY LoAN­
TO-V ALUI: LnlITS 

The agencies recognize that appropriate 
loan-to-value limits vary not onty among 
categories of real estate loans but also 
among individual loans. Therefore, it may 
be appropriate in Individual cases to origi­
nate or purchase loans with loan-to-value 
ratios In excess of the supervisory loan-to­
value Umits. based on the support provided 
by other credit factors. Such loans should 
be Identified in the instltuttons's records. 
and their aggregate amount reported at 
least quarterly to the Institution's board of 
directors. <See additional reporting require­
ments described under "Exceptions to the 
General Polley.") 

The aggregate amount of all loans in 
excess of the supervisory loan-to-value 
Umits should not exceed 100 percent of total 
capital.• Moreover. within the aggregate 
limit, total loans for all commercial, agricul­
tural. multifamily or other non-1-to-4 f81111Uy 
residential properties should not exceed 30 
percent of total capital. An institution wlll 
come under increased supervisory scrutiny 
as the total of such loans approaches these 
levels. 

1 For the state member banks, the term 
"total capital" means "total risk-based cap­
ital" as defined in appendix A to 12 CFR 
part 208. For Insured state non-member 
banks, "total capital" refers to that term de­
scribed in table I of appendix A to 12 CFR 
part 325. For national banks. the term 
"total capital" Is defined at 12 CFR 3.2(e). 
For aavtnas associations, the term "total 
capital" Is defined at 12 CFR 567.5<c>. 
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EXHIBIT B - COMMUNITY REINVESTMENT ACT NOTICE 

his institution provides the public notice set forth below in the public 
obby of each of its offices, other than off premises electronic deposit 

facilities. 

COMMUNITY REINVESTMENT ACT 
NOTICE 

The Federal Community Reinvestment Act (CRA) requires the Office of Thrift 
Supervision to evaluate our performance in helping to meet the credit needs 
of this community, and to take this evaluation into account when deciding on 
certain applications submitted by us. Your involvement is encouraged. 

You may obtain our current CRA statement for this community in this 
office. [Current CRA statements for other communities served by us are 
available at our home office, located at Juneau, Alaska.) 

You may obtain the public section of our most recent CRA Performance 
Evaluation, which was prepared by the Office of Thrift Supervision, at all 
four addresses. 

1) Community Reinvestment Officer 
2094 Jordan Avenue 
Juneau, AK 99801 

2) 101 Lake Street 
Sitka, AK 99835 

3) 400 Mission Street 
Ketchikan, AK 99901 

4) Lynch and Front Street 
Wrangell, AK 99929 

You may send signed, written comments about our CRA statement(s) or our 
performance in helping to meet community credit needs to: 

1) Community Reinvestment Officer 
2094 Jordan Avenue 
Juneau, Alaska 99801 

2) Office of Thrift Supervision 
2201 Sixth Avenue, Suite 1500 
Seattle, WA 98121 

Your letter,-together with any response by us, may be made public. 

You may look at a file of all signed; written comments received by us 
within the past 2 years, any responses we have made to the comments, all CRA 
statements in effect during the past_ 2 years, and the public section of our 
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GENERAL INFORMATION 

This document is an evaluation of the Community Reinvestment Act (CRA) 
performance of Alaska Federal Savings and loan Association of Juneau prepared by 
the Office of Thrift Supervision, the institution's supervisory agency. 

The evaluation represents the agency's current assessment and rating of the 
institution's CAA performance based on an examination conducted as of 
September 30, 1991. It does not reflect any CAA-related activities that may 
have been initiated or discontinued by the institution after the completion of 
the examination. 

The purpose of the Coll'Vllunity Reinvestment Act of 1977 {12 U.S.C. 2901), as 
amended, is to encourage each financial institution to help meet the credit 
needs of the communities in which it operates. The Act requires that in 
connection with its examination of a financial institution, each federal 
financial supervisory agency shall {1) assess the institution's record of 
helping to meet the credit needs of its entire convnunity, including low- and 
moderate-income neighborhoods, consistent with safe and sound operations of the 
institutions, and {2) take that record of performance into account when deciding 
whether to approve an application of the institution for a deposit facility. 

The Financial Institutions Reform, Recovery and Enforcement Act of 1989, Pub. L. 
No. 101-73, amended the CAA to require the Agencies to make public certain 
portions of their CAA performance assessments of financial institutions. 

Basis for the Rating 
The assessment of the institution's record takes into account its financial 
capacity and size, legal impediments and local economic conditions and 
demographics, including the competitive environment in which it operates. 
Assessing the CRA performance is a process that does not rely on absolute 
standards. Institutions are not required to adopt specific activities, nor to 
offer specific types or amounts of credit. Each institution has considerable 
flexibility in determining how it can best help to meet the credit needs of its 
entire convnunity. In that light, evaluations are based on a review of 12 
assessment factors, which are grouped together under five performance 
categories, as detailed in the following section of this evaluation. 

1 
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IV. DISCRIMINATION AND OTHER ILLEGAL CREDIT PRACTICES 

Assessment Factor D - Any practice intended to discourage applications 
for types of credit set forth in the institution's CRA Statement(s). 

No evidence of these practices were found. The institution has 
developed policies and programs along with providing adequate training 
to assure that all applicants are treated in a similar manner and 
within legal requirements. 

Assessment Factor F - Evidence of prohibited discriminatory or other 
illegal credit practices. 

No evidence of these practices were found. The institution has an 
effective program to prevent prohibited discriminatory practices as 
supported by interviews with lending personnel and the examination 
results. 
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COMMUNITY REINVESTMENT - STATEMENT 

COMMUNITY REINVESTMENT ACT 

NOTICE 

The Federal Community Reinvestment Act (CRA) requires FDIC to evaluate our 
performance in helping to meet credit needs of this community, and to taketh is evaluation 
into account when the FDIC decides on certain applications submitted by us. Your 
involvement is encouraged. 

You should know that: 

- You may obtain our current CRA statements for this community in this office. [Current 
CRA statements for other communities served by us are available at our administrative 
office, located at 331 Dock Street, Ketchikan, Alaska.] 

- You may send signed, written comments about our CRA statements or performance in 
helping to meet community credit needs to Assistant Vice President, Community Affairs, 
P .0. Box 7920, Ketchikan, Alaska 99901 and to Federal Deposit Insurance Corporation, 
44 Montgomery Street, Suite 3600, San Francisco, California. Your letter, together with 
any responses by us, may be made public. 

- You may look at a file of all signed, written comments received by us within the past 2 
years, any responses we have made to the comments, and all CRA statements in effect 
during the past 2 years at our office located at 331 Dock Street. [You also may look at the 
file about this community at our administrative office, located at 331 Dock Street, 
Ketchikan, Alaska.] 

You may ask to look at any comments received by the FDIC's regional office at 44 
Montgomery Street, Suite 3600, San Francisco, California. 

You also may request from the Federal Deposit Insurance Corporation, 550 17th Street 
NW., Washington, D.C. 20429, an announcement of applications covered by the CRA filed 
with the FDIC. 

- We are a subsidiary of First Bancorp, a holding company, You may request from the 
Community Affairs Officer, Federal Reserve Bank of San Francisco, P.O. Box 7702, San 
Francisco, CA. 94120 an announcement of applications covered by the CRA filed by bank 
holding companies. 

June 7, 1993 2 
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COMMUNITY REINVESTMENT-ADDITIONAL INFORMATION 

Juneau (urban area) 

The 1992 median household income for the Juneau Borough is $62,200. Moderate income 
household income ranges between $59,090 and $50,382 (95% to 81% of median) and low 
household income is $49,760 or less. The population of Juneau increased 64.3% between 
1980 and 1990. 

City & Median 95% 81% Est. No Avail % % 
Borough Income Household Units Owner Renter 

0cc. 0cc. 

Juneau 62,200 59,090 50,382 9,825 10,638 58.2% 38.9% 
source: 1-edera HouS1ng t-inance Board :Alaska and elected 1-'opulatlon and Housin g 1.,;naractensucs; ,~~u 
Census 

II 

Housing Single Apartment Mobile Total 

I Type Home Persons 

Downtown 1 456 923 5 
,- ,.. .. ,.. I 
0 O<+O I 

Douglas 534 287 1 1,962 I I 
II Outlying Areas 48 6 a 1so 11 I 
I 

Salmon Creek 272 37 
I 

3 822 

Lemon Creek-Mendenhall 3,208 812 992 14,562 
East 

Auke Bay-Mendenhall West 965 140 27 3423 

Douglas 2 386 29 70 1,521 

Tea Harbor 272 3 9 785 
>Ource: Juneau t-'o ulatlon ::;tausttcs Accordin p g to Service Area 

Since the City/Borough of Juneau does not have a program for assisting low­
income persons with their housing needs, the Assembly requested the Lands Committee 
to establish a special task force including representatives from financial organizations, 
nonprofit service organizations, state government, construction and general interests. The 
committee charged the task force to make findings and recommendations on iow income 
housing needs and issues to the Assembly and CBJ Administration. The Report of the 
Low Income Housing Task Force, March 1991 was presented to the City & Borough of 
Juneau. This report provides a comprehensive survey of the community. A contact is 
Steve Gilbertson, Land & Resources manager, JC&B @ 1-586-5252. The Tlingit-Haida 
Regional Housing Authority is based in Juneau. its area of operation is all of southeast 
Alaska excluding Baranof Island and Metlakatla which are covered by the other two 
housing authorities. Jackie Johnson is the director of Tlingit-Haida at (907) 789-3800. 

June 7, 1993 9 
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COMMUNITY REINVESTMENT - ADDITIONAL INFORMATION 

During 1991, the Bank identified a need to have private mortgage insurance coverage re­
instated in southeast Alaska. Mid 1991, the Bank received approval to offer private 
mortgage insurance through MGIC to qualified borrowers. Although, First Bank actively 
participates in government insured programs such as Department of Housing and Urban 
Development (HUD) and Veteran Administration (VA) some conventional home buyers 
could not meet the down payment requirements without access to private mortgage 
insurance. 

During the second quarter of 1993, the House America program was added to the 
Bank's matrix of affordable housing loan programs. The program is designed for special 
case low to moderate housing situations. Aside from its flexible low down payment 
features, this program is somewhat novel in that it requires the borrower to successfully 
complete a self study course about personal finance and home ownership._ 

June 7, 1993 16 
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COMMUNITY REINVESTMENT - ADDITIONAL INFORMATION 

IV. Discrimination or Other Illegal Credit Practices 

"Substantial minority" census tracts are those in which minority residents constitute 25 
percent or more of the total population. In southeast Alaska, our total population is 
approximately 68,000 people. 

Population minority Population minority 
census ANV/CDP percent 

area percent 

Juneau C&B 26,751 19.6 % 

Ketchikan Gateway Borough 13,828 18.2 % 

Saxman (ANV) 369 77.0 % 

Prince of Wales-Outer Ketchikan 6,278 38.5 % 

Outer Ketchikan - Census Subarea 

Annette (ANV) 43 62.8 % 

Metlakatla (CDP) 1,407 83.5 % 

Prince of Wales Census Subarea 

Hydaburg (ANV) 384 89.1 % 

Kassan City (ANV) 54 53.7 % 

Klawock (ANV) 722 54.3 % 

Sitka Borough 8,588 26.0 % 

Wrangell-Petersburg 7,042 21.3 % 

Kake City (ANV) 700 73.4% 
,ource: Selected PopulatJon and Housm g Characteristics: 1 Census 

There are three local housing authorities operating in southeast Alaska. All three 
agencies are non-profit housing authorities which provide home-ownership and special 
housing programs to low-moderate income minorities. Typical funding is received through 
Indian Housing Development grants awarded by the U. S. Department of Housing and 
Urban Development (HUD). However, the Tlingit-Haida Regional Authority also originates 
loans through the Alaska Housing Finance Corporation (AHFC). 

The Tlingit-Haida Regional Housing Authority is based in Juneau. Its area of 
operation is all of southeast Alaska excluding Baranof Island and Metlakatla which are 
covered by the other two housing authorities. Jackie Johnson is the director of Tlingit­
Haida at (907) 789-3800. 
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Assessment Factor A (Continued) 

Each Saturday bank officers provide real estate loan 
analysis to customers unable to get to the bank during 
the week. Combining the guide and index information 
with demographic information concerning population and 
household data the bank can target available programs 
to all of its communities. Officers are working with 
the Sitka and Juneau housing authorities and are trying 
to get one created in Ketchikan. In addition there are 
three non-profit housing authorities providing home­
ownership and special housing programs to low- and 
moderate-income minorities which also serve the bank's 
communities. Bank officers work with the Tlingit-Haida 
Regional Housing Authority, the Baranof Island Housing 
Authority and the Metlakatla Housing Authority. The 
Metlakatla Housing Authority works with the only Native 
Reservation in Alaska. 

The bank uses small business and economic development 
input from regional organizations including Project 
2000, a state forest association, state and area 
Chambers of Commerce, tourist bureaus and economic 
development organizations. 

Officers are involved in a calling program to determine 
credit needs and relay product information to existing 
and potential customers. Contact is maintained with 
representatives of governmental resources such as the 
Small Business Administration, U.S. Forest Service, 
National oceanic Administration, Bureau of Indian 
Affairs and the Alaska Industrial Development and 
Export Authority. 

Assessment Factor C - The extent of participation by 
the institution's board of directors in formulating the 
institution's policies and reviewing its performance 
with respect to the purposes of the Community 
Reinvestment Act. 

(Conclusion/Support}: 

The board of directors are involved in the CRA process 
and activities. The board reviews and approves the CRA 
statement annually. The board appointed a CRA officer 
who makes quarterly updates at board meetings keeping 
directors aware of current developments and programs. 
To meet local credit needs loan programs are structured 
to encourage flexible underwriting and appraisal 
standards responding to specific community factors. At 
each meeting the board reviews 0 the market share report 
to compare lending activities of all area banks. 

- 4 -
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Assessment Factor E (Continued) 

each community. These reports are kept on an annual 
basis. All credit denials are reviewed by the board of 
directors at each meeting. Information on all credit 
denials is then input into a computer program which 
maintains the information by zip codes. The market 
share report and the declined loans are reviewed at 
each months board meeting. 

The bank does not have a minimum dollar requirement for 
residential real estate loans, thus allowing credit in 
all areas of its community, including low- and 
moderate-income areas. The bank is addressing credit 
needs of small businesses throughout its communities. 
The bank also addresses credit needs of special groups 
by funding community groups and public programs. 

Assessment Factor~ - The institution's record of 
opening and closing offices and providing services at 
offices. 

(ConclusioniSuoport): 

Each office is centrally located and accessible to all 
areas of the com.~unity in which it is located. Lobby 
hours vary from branch to branch, but each office is 
generally open from 9:00 AM untii 5:00 or 5:30 PM, 
depending on economic feasibility and needs of the 
community. The Totem Branch in Ketchikan and the Craig 
Branch offer Saturday banking. The bank offers debit 
card access to the Alaska Option and PLUS Networks. 
Since the previous examination two branches in Juneau 
have been opened. 

IV. DISCRIMINATION AND OTHER ILLEGAL CREDIT PRACTICES 

Assessment Factor D - Any practices intended to 
discourage applications for types of credit set forth 
in the institution's CRA Statement(s). 

(Conclusion/Support): 

No practices were noted that would discourage 
applications for the type of credit the bank offers. 
There appears to be adequate policies: procedures and 
training programs to prevent discrimination in lending 
and credit activities. • 

- 7 -
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Assessment Factor F - Evidence of prohibited 
discriminatory or other illegal credit practices. 

(Conclusion/Supoort): 

No evidence of discriminatory or other illegal credit 
practices were noted. The bank has developed 
procedures to assure that loan applicants are not 
illegally discouraged or pre-screened. The bank is in 
compliance with the substantive provisions of anti­
discrimination laws and regulations. 

V. COMMUNITY DEVELOPMENT 

Assessment Factor H - The institution's participation, 
including investments, in local community development 
and redevelopment projects or programs. 

{Conclusion/Support): 

The bank has taken an active role in participating in 
development and redevelopment programs within its local 
communities. In Juneau the bank participated with 
Housing First, Inc., the City & Borough of Juneau and 
the Federal Home Loan Bank to construct a low-income 
housing project. The bank is working closely with low­
and moderate-income borrowers to obtain energy 
assistance financing through a State of Alaska program. 
In Ketchikan and Sitka the bank financed construction 
of rental units designed as low income rentals. The 
bank funds small businesses and expansion for civic and 
religious organizations and is participating with 
Historical Ketchikan, Inc. a non-profit organization in 
restoration of downtown areas. The bank has investment 
holdings in municipal securities that benefit the 
delineated communities. 

Assessment Factor K - The institution's ability to meet 
various community credit needs based on its financial 
condition and size, legal impediments, local economic 
conditions and other factors. 

{Conclusion/Support): 

There are no known legal impediments, local economic 
conditions or other factors that affect the ability of 
the bank to meet the various community credit needs. 
The institution's financial condition and size are not 
deemed a limiting factor. -

- 8 -
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CRA Statement 12/30/93 

WHAT THIS l\1EANS 

The Banlc is committed to serving the credit needs of the entire community in 
which the Bank is engaged in business. In keeping with that commitment, all directors, 
officers and employees will be governed in their actions on behalf of the Bank by the 
provisions of the Community Reinvestment Act. At all times, we will be actively engaged 
in ascertaining community credit needs and meeting those credit needs in a manner 
consistent with safe and sound banking principles, including, without limitation, the credit 
needs of credit-worthy individuals in low- to moderate-income areas within the Bank's 
community . 

Community Reinvestment Policy 

On motion duly made and seconded that the policy respecting the 
following matter be reaffirmed, it was 

RESOLVED, that it is the commitment of this Bank to serve the credit 
needs of the entire community in which the bank is engaged in business; and policy 
of this Bank to serve all credit-worthy segments of the community, based upon the 
conclusion that doing so is a good banking practice and necessary to ensure the 
Bank's long term success; and 

Further RESOLVED, that in keeping with that commitment, all directors, 
officers and employees will be governed in their actions on behalf of the bank by the 
provisions of the Community Reinvestment Act and regulations promulgated 
thereunder; and the Bank will at all times be actively engaged in a process of 
ascertaining community credit needs and meeting those credit needs in a manner 
consistent with safe and sound banking principles, including, without limitation, the 
credit needs of credit-worthy individuals in low- to moderate-income areas within 
the Bank's community. 

The Banlc will make credit available on a fair and consistent basis to all people and 
organizations who meet the Banlc's lending standards, without regard to race, color, 
religion, national origin, sex, marital status, age (providing the applicant has the capacity 
to enter into a binding contract), receipt of public assistance, exercise of legal rights under 
the Consumer Credit Protection Act or other law, handicap, or familial status. 

We further ensure that all directors, officers, and employees follow this policy, and 
will promptly investigate and terminate any Banlc practice or procedure that interferes with 
adherence to this policy. Appropriate action will be taken against any Banlc employee, 
including directors and officers, who do not follow the established policy and procedure. 
Such action may include, without limitation, reversal of the decision of the employee 
involved, disciplinary action, up to and including dismissal. 
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CRA Statement 12/30/93 

First National Bank Branch Locations: 

ANCHORAGE 
Main Branch 
646 W. Fourth Avenue 
Phone: 276-6300 

Dimond Branch 
1000 E. Dimond Blvd., Suite 100 
Phone: 276-6300 

Eagle River Branch 
11412 Business Blvd. 
Phone: 694-2103 

Eastchester Branch 
1821 Gambell Street 
Phone: 276-6300 

Elmendorf Branch 
8th and E Street 
Phone: 753-1170 

Federal Branch* 
222 W 7th Avenue 
Phone: 276-6300 

Muldoon Branch 
1100 Muldoon Road 
Phone: 276-6300 

Northern Lights Branch 
1210 West Northern Lights Blvd. 
Phone: 276-6300 

Parkway Branch 
5305 East Northern Lights Blvd. 
Phone: 276-6300 

South Center Branch 
201 W. 36th Avenue 
Phone: 276-6300 

FAIRBANKS 
Golden Valley Branch 
1300 Washington Drive 
Phone: 4 79-4800 

Interior City Branch 
8th and Noble 
Phone:452-1871 

JUNEAU 

Channel Branch** 
840 W. 10th Avenue 
Phone: 586-3313 

Juneau Branch 
238 Front Street 
Phone: 586-2550 

Valley Centre Branch 
8990 Glacier Highway 
Phone: 789-3141 

STATEWIDE 

Cordova Branch 
528 First Street 
Phone:424-7521 

Haines Branch** 
215 Main Street 
Phone: 766-2321 

Homer Branch 
3655 Heath Street 
Phone: 235-5150 

Kenai Branch 
11408 Kenai Spur Highway 
Phone:: 283-3585 

Kodiak Branch 
218 Center Avenue 
Phone: 486-3251 

Kuskokwirn Branch 
Bethel** 
700 Front Street 
Phone: 543-2601 

Palmer Branch 
303 W. Evergreen Ave. 
Phone: 745-4847 

Seward Branch 
303 4th Avenue 
Phone: 224-5217 

Sitka Branch 
318 Lincoln Street 
Phone: 747-3272 

Soldotna Main Branch 
44501 Sterling Hwy. 
Phone: 262-9070 

Soldotna Mall Branch 
44332 Sterling Hwy. 
Phone: 262-1766 

Valdez Branch 
101 Egan 
Phone: 835-4381 

Wasilla Branch 
775 E. Parks Hwy. 
Phone: 376-0976 

*ATM Service tn Lobby Only 
**No ATM Service 
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CRA Statement 12/30/93 

DEPOSIT SERVICES: First National takes pride in offering a full range of deposit services to 
our customers. From checking and savings accounts to certificates of deposit, First 
National offers its customers a wide variety of services ... including such convenient, time­
saving services as direct deposit; automatic savings transfers, loan payments and social 
security and annuity deposits; automated teller machines and FirstLine, First National's 
telephone access system. 

First National also offers a TTY/telephone line for the hearing impaired and 
handicap access to branches for physically challenged customers. When the new state-of­
the-art automatic tellers were installed, First National made them lower to accommodate 
wheeichair traffic. 

EDUCATIONAL ENDEAVORS: First National participates in home shows and other such 
promoticms, staffing infom1a.tion booths • .. vith employees well acqu~irited with lendi...ng. 
This forum is particularly helpful in reaching first time buyers, including low-to moderate­
income people. It also provides information about options available to the first-time buyer. 
First National participates in home loa.'l. workshops, Jur,Jor Acbievement programs and 
provides speakers to a variet-f of coii'Wluriirf groups upon request. 

It is not possible for us to make every loan requested ofus. To accormnodate the 
credit needs we are unable to meet, we have provided va..rious services aimed at facilitating 
credit that may not otherwise be available in the communities. Some of those services are: 

PUBLIC FINANCING: The Bank makes investments in Aiaska by financing iocal 
governments. We have provided loan funds, at a favorable interest rate, to retire general 
obligation bonds for a community in Southcentral Alaska; another city finances local 
improvement paving districts with underwriting from First National; and we have 
purchased bonds issued by a neighborhood housing service to facilitate low- to moderate­
income housing in Anchorage. The First National Trust Department serves as trustee for 
certain issues of the Alaska Industrial Development and Export Authority. 

ESCROW SERVICES: First National has the largest escrow servicing department in the state, 
servicing some 18,500 accounts. Realizing the needs of our communities, this program is 
especially designed and written by the Bank to provide for flexible arrangements between 
parties. The program can accommodate not only the standard payment arrangement, but 
seasonal arrangements, automatically increased and decreased installment amounts, or a 
floating interest rate. 
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() 
Comptroller of the Currency 
Administrator of National Banks 

San Francisco District Office 
so Fremont street, Suite 3900 
San Francisco, California 94105 

II 

PUBLIC DISCLOSURE 
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NOTE: 

May 12, 1994 

FIRST NATIONAL BANK OF ANCHORAGE 

Charter #12072 
646 West 4th Avenue 

Anchorage, Alaska 99510-0720 

This evaluation is not, nor should it be 
construed as, an assessment of the financial 
condition of this institution. The rating 
assigned to this institution does not represent 
an analysis, conclusion or opinion of the federal 
financial supervisory agency concerning the 
safety and soundness of this financial 
institution. 
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GENERAL INFORMATION 

This document is an evaluation of the Community Reinvestment Act (CRA) 
performance of First National Bank of Anchorage prepared by the Office of 
the Comptroller of the currency (OCC), the institution's supervisory 
agency. 

The evaluation represents the OCC's current assessment and rating of the 
institution's CRA performance based on an examination conducted as of May 
12, 1994. It does not reflect any CRA-related activities that may have 
been initiated or discontinued by the institution after the completion of 
the examination. 

The purpose of the Community Reinvestment Act of 1977 (12 u.s.c. 2901), as 
amended, is to encourage each financial institution to help meet the credit 
needs of the communities in which it operates. The Act requires that in 
connection with its examination of a financial institution, each federal 
financial supervisory agency shall (1) assess the institution's record of 
helping to meet the credit needs of its entire community, including low-
and moderate-income neighborhoods, consistent with safe and sound 
operations of the institution, and (2) take that record of performance into 
account when deciding whether to approve an application of the institution 
for a deposit facility. 

The Financial Institutions Reform, Recovery and Enforcement Act of 1989, 
Pub. L. No. 101-73, amended the CRA to require the Agencies to make public 
certain portions of their CRA performance assessments of financial 
institutions. 

Basis for the Rating 

The assessment of the institution's record takes into account its financial 
capacity and size, legal impediments and local economic conditions and 
demographics, including the competitive environment in which it operates. 
Assessing the CRA performance is a process that does not rely on absolute 
standards. Institutions are not required to adopt specific activities, nor 
to offer specific types or amounts of credit. Each institution has 
considerable flexibility in determining how it can best help to meet the 
credit needs of its entire community. In that light, evaluations are based 
on a review of 12 assessment factors, which are grouped together under 5 
performance categories, as detailed in the following section of this 
evaluation. 
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Monia?y Orders 
NOW Accounts 
Night Depository 
Payr1Jll Services 
Safe Deposit Box Rental9 
Savings Accounts 
Timei Deposit Acmunts 
Trav,elers Cl\edcs 
Trust Services• 
24-Hour Electronic Banking 
US. Savings Bonds 
Wirei Transfer Services 

• A nilable through a KeyCorp subsidiary and affiliate of Key Bank of Alaska 
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IV. GEOGRAPHIC DISTRIBUTION AND RECORD OF 
OPENING AND CLOSING OFFICES 

--------·-----------------------The offices of Key Bank of Alaska provide banking services for a variety of towns, cities 
and bornuf;hs within the State of Alaska. The economy of these areas is diverse and 
represents a mixture 1::,f economic factors which include: governmental, native, oil, 
fishing, mining, timber, transportation services, communications, educational, profes­
sional and service instiitutions and organizations as well as tourism and recreation. 

Key Bank of Alaska recognizes the diversity of the State of Alaska including but not 
limited to 111arural barriers and the increasing mobility of the states population. It is not 
unrommor1 for customers to reside in one town, city or borough and work. go to school 
or need our banking services in another city or borough. Weather and transportation 
often d,eter:mine the economics of where banking services are established. The bank de­
lineate!; its service area into three local communities which may include one or more 
town, dty or borough. The towns, cities or borough experience similar economic 
influences thmugh natural barriers, industry focus, and population diversity. 

Key Ba111k of Alaska ha~; three (3) delineated Community Regions served by its 21 branches 
within the State of Alaska, including our Mobile Branch at the Pioneer's Home in Juneau, 
Alaska. 

Following is~• descripltion of the three regions and the respective communities served by 
the branches located therein. 

DdineJltion of Community #1- Southantral Raion 

TheSouthc:entral Region communities are served by the four Municipality of Anchorage 
offices consisting of the contiguous area surrounding each office and in affiliation wilh 
ot.her offic,es !the entire JX>pulated areas of the Municipality of Anchorage. Offices in the 
Municipality of Anchorage serving theSouthcentral Region are: Key Bank Center Office, 
South Anchorage Office, Fifth Avenue Office and the Eagle River Office. 

Included in the Southcentral Region is that portion of the Matanuska-Susitna Borough 
area surrounding the Palmer Office and the Wasilla Office located therein and an area 
North to the Palmer-Bshook Road, West to the town of Houston, F.ast to the Old Glenn 
Highway ;md to the South Boundary of the Matanuska-Susitna Borough which is North 
of the vilhige- of Eklutna. 

The Kenai Office is included in the Southcentral Region and is located in the Kenai 
PeninsulaBorougha111dservesthecontiguousareasur:roundingtheoffice,inclusiveofthe 
following geographic boundaries within the Kenai Peninsula Borough: North to the 
Captain Cook Recreation Area, South to and including the Soldotna Gty Limits, East to 
Boundary Street and West to Cook Inlet. 

The Dillingham Office is also included in the Southcentral Region and serves an area 
consisting of the contiguous area surrounding the office, Inclusive of the following geo­
graphic boundaries: North to the village of Aleknagik, East to the village of New 
Stuyahok, West to the village of Togiak and South to Oarks Point. 

lhe Kodiak Office is located in the Kodiak Island Borough and is also included in the 
Southcenltral Region. The office serves the rontiguous area SUTTounding lhe office, 
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-Junior Achievemenl An executive vice president from Anchorage and a vice 
president from Juneau serve on the state board committee. Officers from 
Anchorage, Fairbanks, Juneau, Dillingham, Kodiak. Kenai and Wasilla 
serve as insbuctors in the Junior Achievement program. 

-Neighborhood Groups. Officers and employees statewide serve in numerous 
capacities on local economic development councils, neighborhood councils, 
church groups, hospital boards and others which focus on local neighbor­
hoods. 

-Newsletter. Key Bank of Alaska publishes a quarterly "Key Indicator" 
providing economic news of Alaska and the nation. At least twice a.rmually 
'Key Points' is published providing an update on products and services and 
requesting comments from customers. 

-Neighbors Make the Difference. Key Bank of Alaska has f~r th~~- years 
sponsored a Program in which the bank closes almost all of its facilities for 
one half day pt,r year and has donated that time to various community-help 
programs. With over 450 employees participating in this program, some 
1700 hours of community service was performed during the 19'J2 program. 
This program was responsible for consbuction to aid the handicapped.. 
painted and cleaned facilities of several organizations helping the homeless, 
helped local food banks, and performed a variety of tasks for other non­
profit organizations. 

Lending for Community Betterment. Key Bank of Alaska and its officers serve on 
economic development oouncils located in Anchorage, Eagle River, Fairbanks, Juneau, 
Kenai, Dillingham and Kodiak. We participate in development and redevelopment 
programs throughout Alaska. Permanent and interim financing has been provided for 
projects associated with municipal, native and private organizations. 

Key Bank of Alaska and its officers work closely with native corpora_tions, '?Dage 
corporations and tribal councils throughout Alaska to provide commeraal credit and 
loans to facilitate social programs. 

Our Involvement with private organizations throughout Alaska has resulted in develop­
ment in several areas. 

Small Business Administration (SBA). Key Bank of Alaska oontinues to be a 
Certified Lender with the SBA. Several officers participate statewide in workshops, 
SCORE, advisory services and seminars presented to assist borrowers in finance and 
lending related topics. In 19'J2 the Bank. the third largest in the State, approved 23 loans 
totalling $6,920,534 including ten rural loans at $3,587,339. This represented a total of 
16.23% of the total loans approved through SBA in 1992. 

Bureau of Indian Affairs (BIA). Key Bank of Alaska continues as a Certified 
Lender with the BIA. BIA requires a loan appliant to be a federally recognized tribe or 
Native Corporation pursuant to the Alaska Native Oaims Settlement Act (ANSCA), or 
member or shareholder of one of these organizations. Our affiliation with several Native 
Corporations, Native Village Organizations and Tribal Councils has assisted us in 
completing loans under the BIA guidelines for qualifying native applicants. 
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Small Business Development Center CSBQC). An executive vice president 
continues to serve on the SBOC statewide advisory board whidt developed a Small 
Business Resource Directory to assist individuals and businesses in obtaining informa­
tion on financing options which are available throughout the State. Key Bank continues 
to assist in funding the project with four other local finandal institutions. Officers par­
tidpale in SBOC workshops as speakers, panelists and attendees. 

Anchorage Neighborhood Housing Service (ANHS). A vi~president in 
commercial lending serves on the finance mmmlttee assisting in review and reoom­
mending for action requests for business loans lo cover start-up, expansion, rehabilita­
tion and working capital in low-moderate income areas of the oommunity. Key Bank of 
Alaska offlrers have participated in workshops to assist ANHS advisors in the loan 
application process. 

Womensfund. Inc. A vice president in commerdal lending is a board member 
and partidpates in the finance committee for Womensfund, Inc. This organization fills 
a funding gap for worrien in business, either as start-up or operating capital, who will not 
normally qualify under standard finandal institution lending requirements. 

Economic Development Councils. Key Bank of Alaska of firers partidpate in 
economic developmentcoundls throughout the state including Anchorage, F.agle River, 
Fairbanks, Juneau and Dillingham. The councils focus on economic development in their 
areas including established businesses as well as new endeavors. 

The Department of Commerce and Economic Development for the State of Alaska 
established an economic funding forum in 19'Jl to develop and identify funding gaps for 
economic development and lo ooordinate interagency funding and support for economic 
development projects. Key Bank of Alaska has two offtrers that continue to partidpate 
in the quarterly meetings. 

In addition to the above, Key Bank of Alaska conducted the following activities within its 
CRA communities in 1992: 

-Granted a s<,00,(Xl) loan to purchase real estate for a Baptist churdt in the 
Interior region. 

-Granted a $32,000 loan for business start-up of a native legal practice. In­
cluded roordinated efforts with AIDEA special funding program. 

-Granteda$850,(XXHoantolnterlorRegiondevelopmenlauthoritytorefinance 
building. 

-Granted a$ 1,(XX},(Xl) loan to Southcentral municipa Hty to cover cost of gas line 
extensions. 

-Granted a $6,000 loan to non-profit providing family assistance in Hoonah, in 
Southeast Region. 

-Granted a $2,250,(XX) (participated share of $7,000,(XX)) to native corporation 
to fund annual fuel purchase for delivery to North Slope Borough. 

-Donated two lots to Kachemak Heritage Land Trust for Natural habitat in 
Southcentral Region. 

-Granted a $2,000,(XX} AIDEA participated loan for private Alaskan corpora­
tion to finance wood chip production, storage and loading facility. Wood 
chips will be from clear cut of bark beetle killed trees on land owned by 
regional native corporation. The company _will provide local employment 
opportunities for an expected six or seven years. 

-13-





Public Finance market inaea!led by promoting a loan specialist in Public Fmance and ap­
proving and being awarded several loans for LID's, Bond Anticipation Notes and Public 
Leases. Our involvement and support of our native population is shown with the 
approval of several loans for native corporations, tribal councils and related subsidiaries 
to provide products, service and assistance to the native population. With the assistance 
of KeyCorp foreign language brochures on deposit and lending products and services 
were made available. The brochures are available in Spanish, Tagalog, Chinese and 
Korean. 

The involvement of bank employees in oommunily volunteer and leadership roles ls 
remarkable. 'Ibepromotionof United Way, WalkAmerica andourNetghbor'sMakethe 
Difference as well as other local events and activities reinforces the idea that the 
community should be a better place to live, to work. to visit or to go to school because of 
the bank's presence. 

The economic well-being of our communities ls related lo the availability of decent, 
affordable housing and theacxess to essential banJcingservtces. During the year Key Bank 
continued its financing of private and commercial projects, inaeased the accessibility to 
financial services and promoted its baste banking types of deposit aa:ounts. 

1993 CltA Plan 

Key Bank of Alaska has developed a CRA plan for 1993 which ensures that every facet 
of the CRA program which was discussed in this Statement will be enhanced during the 
course of the year. Highlights of the plan indude: 

-Active involvement of an outside Director on the CRA Committee 
-Marketing and advertising of our aedit products and financial services 

throughout our market area with !pedal sensitivity to lower inoome areas 
and minority groups 

-Expansion and training of commercial lending officers regarding our SBA, 
BIA and AIDEA lending effort! 

-Implementation of one or more credit programs directed toward small busi­
ness owners 

-Development and distribution of native language aids 
-Exploration and expansion of our geodemographlc analysis capabilities with 

a focus on improving our tracking of declined credit applications 
-Emphasis of ongoiJlg CRA training of bank employees 
-Improvement in our tracking and recognition of employee involvement and 

contribution of time and skills to community development, support and 
enrichment efforts 

In 1993 Key Bank of Alaska pledges a a>ntinuing level of excellence in providing financial 
services within our delineated communities. We recognize the diversity of our state, its 
regions and the communities within. 

We believe in the ideal of" America's neighborhood bank .. and appreciate that commu­
nity involvement sensitivity and development are not added burdens, but are integral 
parts of our banking activity. 

IX. PUBLIC NOTICE AND MAPS 

Community Reinvestment Act Notice 

The Federal Community Reinvestment Act (CRA) requires that the FDIC to evaluate our 
performance in helping to meet the credit needs of its rommunity, and to take this 
evaluation into account when the FDIC decides on certain applications submitted by us. 
Your involvement is encouraged. 

You should know that: 

You may obtain our current CRA !ttatements for this community in this office. 
Current CRA statements for other communities served by us are available at our head 
office located at 101 West Benson Boulevard, Anchorage, AK. 

You may send signed, written comments about our CRA statement(s) or our 
performance to Michael J. Burns, CEO/President, Key Bank of Alaska, PO Box 100420, 
Anchorage, AK 99510 and to the Federal Deposit Insurance Corporation, San Francisco 
Regional Office, Regional Director, Supervision, 25 Ecker Street, Suite 2300, San Fran­
d!oo, CA 94105. Your letter, together with any responses by us, may be made pubUc. 

You may look at a file of all signed, written comments received by us within the 
past two years, any responses we have made to the comments, and all CRA statements 
in effect during the past two years at our head office located at 101 West Benson 
Boulevard, Anchorage, AK 99501. You may also look at the file a bout this community 
at: 

Southcentral Region 
101 W. Benson Blvd. 
Anchorage, AK 995m 

Interior Region 
100Cushman 
Fairbanks, AK 997f/l 

Southeast Region 
234 Seward Street 
Juneau. AK 99802 

You may ask to look at any comments received by the Federal Deposit 
Insurance Corporation, San Francisco Regional Office, Regional Director, Supervision, 25 
F.cker Street, Suite 2300, San Francisco, CA 94105. 

You may also request from the Federal Deposit Insurance Corporation, 550 
17th Street, NW, Washington, D.C 20429, an announcement of applications covered by 
the CRA files with the FDIC 

We are a subsidiary of KeyCorp, a bank holding company. You may request 
from the Federal Reserve Bank of New York, 33 Liberty Street, New York, NY 20045, an 
announcement of applications covered by the CRA filed by bank holding companies. 

You may obtain the public section of our most recent CRA Perf orrnance Evalu­
ation which was prepared by the Federal Deposit Insurance Corporation at 101 West 
Benson fflvd., Anchorage, AK 99503, at this office. 
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provide affordable housing, and small business 
assistance. KBA officers have served on the board of 
directors or worked in close advisory capacities for 
numerous municipal organizations in towns with branch 
locations and outlying communities. 

The bank has had numerous contacts with Alaska native 
tribal organizations and the corporations which represent 
their business interests. These contacts have resulted in 
substantial loan and deposit relationships with native 
Alaskans and native owned corporations throughout Alaska. 

In addition to the numerous contacts with governmental and 
private organizations involved in Alaska's economic and 
social development, KBA desired improved awareness of the 
credit needs of the low- and moderate-income population 
served by the bank. To facilitate this awareness, KBA and 
another state-wide bank have hired a private research 
organization to interview low- and moderate-income 
residents of all ethnic types to determine these 
residents' credit needs, awareness of the banks' lending 
programs and redevelopment projects, and assess whether 
these residents are treated fairly and in a 
non-discriminatory manner. This research project began in 
early 1992 and has an expected completion date of April 
30, 1992. 

KBA began developing zip code based demographic data 
relating to deposits and loans throughout Alaska in June 
of 1991. 'While this provided valuable information 
concerning the bank's market penetration in its various 
markets~ a thorough analysis of this data in relationship 
to low- and moderate-income communities was not 
performed. In February of 1992, KeyCorp, KBA's holding 
company, began providing loan and deposit information for 
KBA based both on zip code and census tract data. During 
the examination, KBA personnel began utilizing this 
information in conjunction with other data concerning low­
and moderate-income census tracts to analyze market 
penetration into these areas. 

Assessment Factor C - The extent of participation by the 
institution's board of directors in formulating the 
institution's policies and reviewing its performance with 
respect to the purposes of the Community Reinvestment Act. 

(Conclusion/Support): 

The directors review the bank's CRA performance and update 
its CRA Statement annually. CRA is a regular agenda item 
at board meetings, where members discuss the bank's 
community involvement and lending programs as they impact 
the bank's CRA performance. A comprehensive written CRA 
program has been developed by KeyCorp and adopted by KBA 
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then offers the contract payer a conventional mortgage 
with a lower loan balance than owed on the original real 
estate contract. This is possible because the discount 
paid when purchasing the contract creates significant 
equity for KBA which can be shared with the purchaser to 
create adequate loan to value. The loan can then be sold 
on the secondary market if other secondary market criteria 
are met. If the resulting loan does not fulfill all 
necessary secondary market criteria, the bank ~etains the 
loans. This product aids sellers of properties who want 
cash rather than long-term income and helps buyers by 
reducing note balances and creating equity. 

Assessment Factor J - The institution's participation in 
governmentally-insured, guaranteed or subsidized loan 
programs for housing, small businesses, or small farms. 

(Conclusion/Support): 

KBA is involved in numerous federal and state insured or 
gUAranteed programs for housing and small businesses. The 
bank is the third largest SBA lender and only one of two 
lenders with SBA preferred lender status in Alaska. The 
bank participates in a loan guarantee program sponsored by 
the Bureau of Indian Affairs to serve its native Alaskan 
customers and also participates in the more conventional 
g-.iaranteed or insured programs of the FmHA, FHA, VA, 
nil.MC , and F?il'iA. 

KBA's participation in Alaska State programs is 
signiffcant. The Alaska Industrial Development and Export 
Authority guarantees a substantial amount of the bank's 
commercial loans. Further the bank participates in loan 
guarantee and insurance programs offered by the Alaska 
Housing Corp., State of Alaska Department of Regional and 
Commercial Affairs, and the State of Alaska's REO Sales 
group. 

r 
III. GEOGRAPHIC DISTRIBUTION AND RECORD OF OPENING AND CLOSING 

OFFICES 

Reasonableness of Delineated Community 

(Conclusion/Support): 

KBA's community delineation is vague. No complete 
description of the delineated co~u~unity exists in the 1991 
CRA Statement. rather a listing of the bank's branches and 
the communities and boroughs served by _these branches is 
noted along with a map of the State of Alaska with branch 
communities emphasized. This does not adequately 
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We consider the whole state to be our 
service area for deposits, loans, and our 
other financiai services. 
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floor planning, letters of credit, 
real estate loans, and interim 
construction loans on commer­
cial and multi-family projects, to 
owner/builders and developers 
for single-family homes, and for 
various commercial purposes. 
Several types of commercial 
loan programs with differing 
characteristics are available: 
Small Business Administration, 
Farmers Home Administration, 
Department of Community and 
Rural Affairs, Bureau of Indian 
Affairs Guarantee Loan Program, 
and the Alaska Industrial Devel­
opment and Export Authority. (In 
1990, the U.S. Small Business 
Administration recognized NBA 
as the highest volume guaran­
teed loan participant in Alaska, 
based on 10 years of activity.) 
• Public entity loans - such 
as tax anticipation notes and 
special improvement tax antici­
pation bonds to villages, cities, 
municipalities and boroughs. 
• Assistance to community 
organizations - particularly 
those which provide educational 
information about loans (i.e. the 
Small Business Development 
Center, SBA, etc.) 
• Educational seminars - on 
types of lending programs 
available through NBA, how to 
qualify for and obtain a mortgage 
loan, obtaining a consumer loan 
and maintaining good credit, 
Financial Management for the 
closely Held Business, etc. 
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• Community educational 
activities - by bank officers, 
including trips to outlying com­
munities to present information 
about lending and other bank 
programs and presentations to 
schools and other organizations. 
• Educational materials -
such as the NBA brochure, 
"Your Guide to Small Business 
Loans," miscellaneous flyers, 
and an informational packet for 
small businesses Uoint effort 
with other banks through the 
"Bankers Fostering Enterprise" 
organization). 











Community Reinvestment Act Notice 

The federal Community Reinvestment Act (CAA) requires the Comp­
troller of the Currency to evaluate our performance in helping to meet 
the credit needs of this community, and to take this evaluation into 
account when the Comptroller decides on certain applications submit­
ted by us. Your involvement is encouraged. 

You should know that: 

• You may obtain our current CRA statement in this office. 

• You may send signed, written comments about oui CRA statement(s) 
or performance in helping to meet community credit needs to National 
Bank of Aiaska, CAA Officei, P.O. Box 100600, Anchorage, Alaska 
99510-0600, and to the Deputy Comptroller, 50 Freemont Street, Suite 
3900, San Francisco, California 94105. Your letter, together with any 
response by us, may be made public. 

• You may !oak at a file of all signed, written comments received by us 
within the past two years, any responses we have made to the com­
ments, and all CRA statements in effect during the past two years at 
our office at 301 West Northern Lights Boulevaid, Anchorage, Alaska. 
You also may look at the file about this community at this office. 

• You may obtain the public section of our most recent CAA Perfor­
mance Evaluation, which was prepared by the Office of the Comptroller 
of the Currency at 301 West Northern Lights Boulevard, Anchorage, 
Alaska. 

• You may ask to look at any comments received by the Deputy Comp­
troller. 

• You may also request from the Deputy Comptroller an announcement 
of applications covered by the CAA filed with the Comptroller. 

• We are a subsidiary of National Bancorp of Alaska, a bank holding 
company. You may request from the Federal Reserve Bank of San 
Francisco, 101 Market Street, San Francisco, California 94105, an 
announcement of applications covered by the CAA filed by bank hold­
ing companies. 

NBA Form #00-016-016 
Revised 10/93 
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() 
Comptroller of the Currency 
Administrator of National Banks 

Western District Office 
SO Fremont Street, Suite 3900 
San Francisco, California 94105 

NOTE: 

PUBLIC DISCLOSURE 

COMMUNITY REINVESTMENT ACT PERFORMANCE EVALUATION 
November 13, 1992 

National Bank of Alaska 
Charter Number 14651 

Post Office Box 100600 
Anchorage, Alaska 99510-0600 

This evaluation is not, nor should it be 
construed as, an assessment of the financial 
condition of this institution. The rating 
assigned to this institution does not represent 
an analysis, conclusion or opinion of the 
federal financial supervisory agency concerning 
the safety and soundness of this financial 
institution. 
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NBA has contacts in rural A1aska and works with native 
groups. Bank employees frequently contact native 
corporations like those representing the Arctic S1ope, 
Bering Strait, Doyon, Ahtna, and Sealaska regions. On a 
local level, employees regularly work with native village 
corporations such as those in Kwethluk, Tanana, Barrow, 
Old Harbor, Ounalashka, Shee Atika, and Sitnasuak. NBA is 
working on economic development with the Association of 
Village Council Presidents. 

The Board of Directors actively identifies community 
credit needs. NBA created its first Advisory Board 30 
years ago. The Advisory Boards link the Board of 
Directors and local branch managers with members of the 
community. NBA now has 25 Advisory Boards around the 
state. These boards meet regularly and discuss local. 
economic conditions, branch lending activities, bank 
services, and community involvement. They also suggest 
contacts and potential new business. Attending directors 
and visiting branch managers convey this information to 
the full Board. 

Bank employees attend Anchorage area Community Council 
meetings to learn community credit needs. Bank employees 
do not attend all meetings on a regular basis. However, 
bank management contacts each neighborhood group fer ways 
to help meet local credit needs. Bank management assigned 
individual bank officers to each council in 1992~ 
Assigned officers are responsible for contacting the 
council, identifying credit needs, offering possible 
solutions, and reporting regularly to the Community 
Development Department. • 

Bank manag~~ent uses several marketing sources to identify 
credit needs. They hired outside consultants to conduct 
research projects. The projects use focus groups and 
market surveys. The consultants solicit information from 
senior citizens, minority groups, real estate 
professionals, bank and nonbank customers, low- to 
mode~ate-income residents, and NBA employees. NBA's 
cust~mer service department regularly contacts customers 
to research service levels. The bank continuously gathers 
input from the nYour Opinion Pleasen survey forms. NBA's 
Officer Call Program is another way bank officers learn 
community needs. It includes regular visits to outlying 
rural villages. 

- 3 -
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II. MARKETING AND TYPES OF CREDIT OFFERED AND EXTENDED 

Assessment Factor B - Tb.a extant of tha institution's 
marketing and spacia1 credit-re1ated programs to make 
members of tha community aware of tha credit sarvicas 
offered by tha institution. 

NBA's marketing and advertising programs adequately inform 
and educate all segments of the community. Senior 
management directs marketing efforts. However, the board 
does not review or approve the program. The marketing 
program uses statewide mass media, inc1uding television, 
radio and newspaper. Local newspaper advertising is 
limited. The bank also uses direct mail, branch lobby 
posters and brochures. The advertising campaigns 
highlight loan products, deposit products and general 
financial services. 

The bank occasionally places advertisements in specialized 
publications. They used bilingual copy in two instances. 
However, the bank does little marketing targeted only to 
low- and moderate-income neighborhoods or minority groups. 

NBA uses workshops, seminars and other specialized 
programs to eduea te t"le cor.-.mlL~i ty. These workshops vary 
from basic banking services to consUmer lending, home 
ownership, and small business se.iuinars. A.~ example is the 
cosponsored "Rural Small Business Conference." The bank 
also uses trade shows to target specific groups. 

The bank assists small businesses, especially in rural 
areas, through special publications. NBA prints the 
•Business Cache• quarterly newsletter to •develop a 
communication network and educational outreach throughout 
rural Alaska fer small businesses.• The bank's brochure, 
"Your Guide to Small Business Credit,• provides plain 
English basics for small business development and 
financing. NBA developed a •small Business Resource 
Directory" with several other local banks and the 
University of Alaska Small Business Development Center. 
The directory includes NBA's small business brochure and 
other resource information. 

The CRA Committee uses informal measures of marketing 
effectiveness. Those measures include input from branch 
managers, Advisory Boards, and ether customer contacts. 
NBA contracts a professional clipping service to retain 
advertising copies. Internal compliance officers review 
all advertising for compliance with laws and regulations. 

- 7 
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Assessment Factor F - Evidence of prch:ibited 
discriminatory credit practices. 

NBA complies with the substantive provisions of fair 
lending laws and regulations, including: The Equal Credit 
Opportunity Act (ECOAl, the Fair Housing Act, the Fair 
Housing Home Loan Data System (FHHLDSl, and the Home 
Mortgage Disclosure Act. Our compliance examination noted 
a few procedural and technical violations of the ECOA and 
FHHLDS. The violations were nonsubstantive and were not 
discriminatory. Management is correcting the problems. 

V. COMMUNITY DEVELOPMENT 

Assessment Factor E - 'l'he institution's participation, 
including investments, in local community development and 
redevelopment projects or programs. 

NBA actively participates in local development and 
~edevelopment projectse In July 1992, NBA approved a low 
interest loan to help capitalize the Tinaa Fund. The Fund 
is a nonprofit corporation set up by the Central Council's 
Tlingit and Haida Economic Commission~ The Fund will 
assist tribal members of southeast Alaska. The fund will 
operate a circle lending fund for native people starting 
and growing small businesses= The Fund's goal is to 
develop self-sufficiency and less reliance on government 
subsidies a 

NBA officers sit on both the board and loan committee of 
tbe Anchorage Neighborhood Housing Services, Inc. ANHS is 
a nonprofit community development corporation that 
develops public/private partnerships to improve distressed 
neighborhoods. Among other programs, ANHS directs a loan 
fund for housing, rehabilitation and small business 
development in targeted neighborhoods within Anchorage. 
NBA helps to leverage the loan programs by buying loans 
made by ANHS. 

NBA joined with ANHS to buy and renovate the Loussac-Sogn 
Building in downtown Anchorage. The bank purchased the 
project's tax credits and provides renovation funds. This 
project will provide 52 efficiency units for low-income 
residents. 

In Fairbanks, NBA pledged both funds and administrative 
support to the newly formed Fairbanks Neighborhood Housing 
Services (FNHS). National Neighborhood Housing Services 
targeted Fairbanks for a neighborhood housing program in 
1992. FNHS contracted with ANHS to start housing, 
rehabilitation and small business programs in Fairbanks. 

- 13 
280 





About 451 of the population lives in the Anchorage MSA. 
The 1990 Census provides the following racial demographics 
of the Anchorage MSA: White - 771; Native Indian/Alaskan 
- 61; Black - 61; Asian - 51; and Hispanic - 41. There is 
a large government employee base within the Anchorage 
MSA. The government workers are employed by the U.S. 
military and state, local and federal agencies. 

Alaska has almost one-sixth of the land area of the United 
States, and slightly over one-third of the water area. 
About 601 of Alaska land is federally owned. The state is 
mostly undeveloped, with access limited via plane or 
boat. The state's principal industries include petroleum, 
fishing, forest products, mining, government, tourism and 
support industries. 

Assessment Factor L - Any other factors that, in tha 
regulatory authority's judgment, reasonably bear upon tha 
extant to which an institution is helping to meat the 
credit needs o~ its entire community. 

NBA provides other products and services that serve the 
needs of its community. The bank provides basic banking 
services, corporate contributions, and volunteer efforts. 

The bank offers a full array of banking services. The 
bank offers a low cost basic checking account with no 
minimum balance requirements~ Senior citizen checking 
accounts have no monthly fee and no minimum balance 
requirement. They do have a 25 check per month limit. 
NBA offers wBank-By-Mail,w with postage paid envelopes. 
The bank enhanced its automated customer service line with 
~TouchTone Express", a toll-free number with a telephone 
device for the deaf. The bank regularly conducts basic 
banking, home ownership, and small business workshops and 
seminarsa Many workshops and seminars are targeted to 
schools, minority groups, and native villages. 

NBA provides its rural customers with a no cost "Customer 
Convenience Card." Customers without a driver's license 
and customers with difficulty using the English language 
use the card for identification. The bank also maintains 
a directory of bilingual employees to help customers 
overcome potential language barriers. 

NBA donates funds to many organizations throughout 
Alaska. Some examples include: The Denali Center, a 
Fairbanks nursing home caring for a large percentage of 
Native patients; Video cameras for the Spenard and 
Mountain View communities' use in their fight against 
crime and drug abuse; Public television and radio network 
programming, and; The "Love to-Learn" weekly newspaper 
delivered to village schools. 
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Section 221 d4: 

Stages of processing: 

• Site Appraisal/Market Analysis (SAMA): (optional but encouraged stage) establishes 
environmental approval, market, rents, and land value for FHA underwriting; typical HUD 
processing time = 60 days; major exhibit required to apply = site control document 

• Conditional Commitment: (optional stage) provides estimates of mortgage amount and cash 
to close; typical HUD processing time = 60 days; major application exhibits = schematic 
drawings, survey, project management plans, and principals' financial statements (OR full 
capitalization of the mortgagor entity} 

• Firm Commitment: determines actual mortgage amount and cash to close; typical HUD 
processing time = 60 days; major application exhibits = complete working drawings and 
specs acceptable to HUD, financial statements for general contractor and other principals (OR 
full capitalization of mortgagor entity}, draft document (e.g., partnership agreement) creating 
mortgagor entity 

• Initial Endorsement: loan closing, with first draw of insured advances, prior to start of 
construction and typically 30 days from Firm Commitment issuance 

• Final Endorsement: following construction completion and cost certification, sets final mortgage 
amount; HUD oversight shifts to Multifamily Loan Servicing Branch 

Recent Section 221d4 mortgages: 

Cash to SAMA to 
Project Location Mortgage Close \_ Const.Start 

250 units W. Wash. $17M $1.3M 7 months 
340 units W. Wash. $15.9M $1.5M 11 months 
215 units E. Wash. $7.7M $400,000 12 months 

For further information, please contact Bob Arbios, Housing Programs Branch, Mailstop 1 OHDH, U.S. 
Department of Housing & Urban Development, Seattle Federal Office Building, 909 First Avenue, Suite 200, 
Seattle WA 98104-1000, phone (206) 220-5212, extension 3254. 

1/94 
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U.S. Depan:maat or Hous~ aad UrbaD Dffriopment 

Anchora~e Office, Region X 
222 West ~tb Avenue. *64 
Ancb.or~c:. Alaska ~513-7537 

Section 22l(d1 (3) Other Mortgagors 
Bedrooms Non-Elevator 

0 
1 
2 
3 
4 or more 

Section 221(dl C4) 
Bedrooms 

0 
1 
2 
3 
4 or more 

section 231 
Bedroom 

0 
1 
2 
3 
4 or more 

Section 202. 811 
Bedroom 

0 
l 
2 
3 
4 or more 

$ 79,471 
91,630 

ll0,505 
141,447 
157,578 

Non-Elevator 

$ 79,46B 
90,203 

109,030 
136,854 
lSS,077 

Non-Elevator 

$ 75,552 
84,460 

100,859 
121,375 
142,695 

Non-Elevator 

$100,915 
116,355 
140,324 
179,614 
200,098 

Elevator 

$ 83,632 
95,867 

116,575 
lS0,809 
165,541 

Elevator 

$ 85,840 
99,402 

119,655 
154,791 
169,917 

Elevator 

$ 85,840 
98,402 

119,655 
154,791 
169,917 

Elevator 

$106,200 
121,737 
148,032 
191,502 
210,2l.l 

If you should have any questions concerning these limits, 
please con~act ei~her Gene Dobrzynski at 271-4613 or Robert Hunt at 
271-4176. 

Sincerely, 

Arlene L._ Patt.on, 
Manager 
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PROJECT A - 16 Unit Valley Market Rent Project 
Base Case 

INCOIIE VALUE 

Gross Income 

Bedrooms !H!!ll 
1 6 

10 

RenVU111t 
S650 
S850 

lolal Reul 
S46.800 
I02 000 

Plotecl Rent S148 800 
Less Vacancy & credrl loss @ 2% ____ l_0_00_ 
Gross Amual Income S 145 800 

Expenses 
Taxes 
lnsll"ance 
Ubhbes 
Ma1nlenance 
Management 
Snow removal 
Reserves 

Total Expenses 

Nel ()per abng Income (NOi) 

Cap1lahzabon Rate 

S11.100 
5,200 

12,800 

11.700 
11700 

600 

___21Q!. 

Income Value 

FINANCIAL FEASIBILITY 

S58 300 

S87.500 

S800,000 

40% 

DEVELOPMENT COST 

B11ldlng Cos! 

Be<tooms 
1 
2 

Tolal Cosl ol U111ts 
C01111non Aleas 

!Jim 
6 
10 

Total Butdlng Cosl 

Land Cosl 

!1M 
Raw land 16 
Development 16 

T olal Land Cost 

~eFeeVUnil 
550 
830 

lnlerest dum1g Conslrucbon ( 15 mon1hsJ 

Loan Fees and Loa1 Closing 

Renl-Up Reserve 

T olal Development Cost 

CoSV Sguaie Fool 
S90 
$90 

Cosl/Uf'!I 
$6,000 
$6,000 

@ 925% 

@ Jmonlhs 

F 111anc111g sotl"ce AHFC Ml.Ab Fan~ly Seconda,y Mar.,el Parbc1pabon Housing P1og,am 

Ma1ke\ value S800 000 (111come valuel 
Loan-lo-value 80•4 f9!J!!Y!e9!Jl1ed 
Loanamouil $622 800 $701,900 (cost - loan amouitj 

lnleiesl rale 9219% 
AlOOfbZabon peuod 30 years .Amual 1etum onfill!!l!Ylfil~ 
Amual loan payment S64400 33% (tlOI • loan paymenlYequty 

Debi seMce coverage I 23 (UOllannual loan payrnenll 
Requ1ed cove1age 1 25 

Notes 

1 Loan amot61I calcualed at lesse, of loan-lo-value 01 what 7 5•,1, vacancy and c1edll loss will SL.pporl w11h bank 20% parbcrpahon requnng 1 1 coverage 

2 .Amual loan paymenl calcualed on 80% parbc1pabon tr1der AHFC loan lerms as slated ald 20°k bank parlrc1pahon@ 9 25°4 mteresl and 15 years amorhzabon 

$297.000 
747.000 

$1,044,000 
0% 

$1,044.000 

$96.000 
96000 

$192.000 

$15.900 

$34,100 

$18 600 

S1.J2UOO 

ABASE XLS 
6124194 
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PROJECT A - 16 Unit Valley Market Rent Project 
Sensitivity Case: Lowest Total Development Cost 

INCOIIE VALUE 

GifOSS Income 

!.!rm Bml'Y!!l 
I 8 5650 $62400 
1 ,2 11850 1?2.400 

Proiect Renl $184 800 
less Vacancy & crelil loss @ 2°4 3700 
Gloss Anrual Income $181100 

E!lpenses 
Taxes 513 900 
lnsl#ance 5.800 
u,hbes 16000 
Marnlenance 14.500 
Managemenl 14500 
Snow removal 600 
Reserves _ 6.500 

Total Expenses rn 800 «)•4 

tclel Operabng locome (tlOI) $109 300 

C:apilal1zabon Rate 11% 
Income Value $9!l0,000 

FINAHCIAL FEASIBILITY 

DEVELOPMENT C:OST 

BuJding Cosl 

T olal Co~., of Unls 
C0t11non Areai; 

Total Bu.lding Cosl 

lalld Cost 

M!ID 
R~wlancl, 20 
Development 20 

T olal Land Cos! 

_Squaie FeeL'Unl! 
550 
830 

lnlerest dunng Com,liucbon ( 15 monlhs) 

Loan Fees .n:lloan Closmg 

Renl-Up ReseJVe 

Tt>tal Development Coil 

Costl Sooa1e Fool 
$81 
$8t 

CosVllnt 
so 

$2,400 

@ 925% 

@ Jmonlhs 

Fmanc1ng swce AHFC Mi.Ab-Fa111ly Secondary Markel Parbc1pabon HouSlng P1o!Jam 

Mai~etvalue $990000 (1n<:ome value) 
Lo.-;.lo-value 80% fQUlty regrnred 
Loanamoml S718300 S!i43.800 fcoi;I - loan amount) 

Interest rate 9219% 
Amo1bzabon penod 30 years ~nrual reu-n on eoo~ 
Anrual loan pa-f1ll1!111 $80 500 53% (f IOI • loan paymen!Yequty 

Debi service coverage t 23 (tlOl/cWllal loan payment) 
R eiµ1ed cove,age 125 

Noles 
1, Loan anou1I calcualed al lesser ol loan-to-11alue or what 7 5% vacancy and creml loss w1fl Sl4)flOII. w11h bank 20% parbc1pa11on requmng l 2 coverage 
:! Anrual loa1 payment calcualed on80% part1c1pabonu,der AHFC loal terms as slated md20% bari; pa,bc1pabon@925% inle1est and 15 years amorbzahon 

$356.400 
806 760 

$1,163.160 
o•.1, 

$1163160 

$0 
48,000 

$48.000 

$4J 000 

$42.800 

S23.l00 

$1,321,100 

PlTOC XLS 
6124194 
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PROJECT A-16 Unit Valley Market Rent Project 
Sensitivity Case: Breakeven Rents 

INCOME VALUE 

Gioss1ncome 

BedloOlns !.!!!ls lilli!lB.fil 
1 6 $971 $69.920 

10 St,270 152 390 

Pr01ecl Renl $222310 
Less Vaci1l1Cy & credit loss@ 2°.4 4400 
Gloss Annual Income S217 9IO 

Expenses 
Taxes $18 000 
tnsu-iJllCe 5.200 
Ubllbes 12800 
Maintenance 17.400 
Managemeol 17,400 
Snow removal 600 
Rese1ves 

T olal Expenses S76 600 35•.4 

Net Operating Income (tlOI} St41 l10 

Capdal1zat1on Rate 11% 
Income Value lt.210,000 

FINANCIAL FEASIBILITY 

DEVELOPMENT COST 

8U1ldmg Cost 

!km §guare F ffl/Urtl CQS~ Q!lJare fool 
1 6 550 S90 

10 830 $90 
Total Cost ol Urals 
Common Aieas 

T olal Buldlng Cost 

LandCosl 

Unils CosUUrd 
Raw land 16 $6,000 
Oevelopmenl 16 $6.000 

T olal Land Cos! 

Interest dtuing Consbucbon (15 months) @ 925% 

loan Fees and Loan Closmg @55"1. 

Rent-Up Reserve @ J months 

Total Development Cost 

Fmanc1ng sou-ce AHF C Mulb-F amrly Secondary Malet Pauc,pahon Housmg Prng, am 

Marl,,elvalue Sl 280 000 jmcome value) 
Loan-to-value 80% fgy1rt regu1red 
loalillllOLlll Sl.013 000 $365,100 (cost loan amounl) 

Interest , ate 9219% 
Amolbzallon pe11od JO yeas Annual reltin 
Annual loan payment S104 800 100% (IIOI - loan payrnenJVeq1J1ty 

Debi seiv,ce cover age I 23 (tlOl/annual loan paymenl) 
Requned coverage I 25 

Noles 

1 Loan alllOlfll calc1Jaled al lesser ol loan-to-value Cl what 7 5% vacancy and credit loss will supporl w11h bani 20"1. parbc1pa~ori reCJU111n9 1 2 coverage 
2 Asnia1 loa, payment calcualed on 80°4 pabc1pallon 111der AHFC loa, lerms as staled a-id 20'% bcri. parbc1pabon@9 25% rn1erest and 15 yea1s amorhzabon 

Jolal Cost 
$297,000 
747.000 

Sl,044 000 
0% 

SI 044 000 

$96.000 
96.000 

$192.000 

S'l8 600 

$55700 

$27 800 

$1,378,100 

ABRtH XLS 
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PROJECT B - 30 Unit Downtown Market Rent Project 
Sensitivity Case: lowest Total Development Cost, Breakeven Rents 

INCOIIE VALUE DEVELOPMENT COST 

Gross Income Bllldlng Cost 

Bedrooms !.!!!§ Total Rent !Jim !:igyare F eeVUni! 
0 7 $749 $62,919 0 7 450 
1 21 874 220.211 t 2t 550 

2 9 $1,124 l21.l44 9 783 
1 olal Cost of Unds 

Proiecl Rent $404 480 C01T1oon Areas 
Less Vaca«,y & c1edrt loss @ 2% 8,100 1 olal Building Cosl 

Gross Anooal Income $396.180 

Expenses land Cost 
Taxes Sll.800 
!nSll"iJflCe I0,200 !Jim 
Ubhbes 29,600 Raw land 37 
Maintenance ll.700 Oevelopmenl 37 
Management ll 700 Total land Cosl 
Snow removal 1,000 
Reserves ___lli!QQ_ lnle1esl duung Conslluchon (15 months) 

lolal bpenses $148 000 17% 

loan Fees and loan Closing 
Nel Opeiabng Income (UOIJ $248180 

Rent-Up Reserve 

Capital1zabon R ale 11°4 
Income Value $2,260.000 T olal Oevelopmenl Coat 

FINANCIAL FEASIBILITY 

F1nanc10g SOU!Ce AHFC M"b·F arnly Secoodarf Markel Parbc1pabon Housing Program 

Mart.et value $2 260,000 (income value) 

loan-to-11alue 80% fgub'.l~Q!!lffd 
Loan ai11CU1l $1775 300 S646.800 (cost toan.mounll 

lnleiesl rate 9219% 
Amor bzabon pe11od 30 ye.-s Annual 1elum on eQ!,!!~ 1111e-ta•1 

gos)l S!i!are Fool 
S86 
86 
$86 

so 
$3,405 

@ 925% 

@ 55% 

@ lmon1hs 

Annual loan payment $183 700 100°4 (NOi - ioan paymen!Vequty 

Debi service coverage 123 (UOlfarroal loan paymenll 
Recµ1ed coveiage 1 25 

Noles 

t loan arnoml calctJaled al lesser of loan-lo-value. 01 what 7 5% vacancy and credrl loss will suppo1I, w11h bank 20°4 parbc1paboo requumg I 2 coverage 

2 lvrual loirl payment calcualed on 80% paibcipabon lflde! AHFC loan leims as slated and 20°4 bri parbc1pabon@ 9 25"4 interest and 15 years ¥110rb2abon 

$269,325 
987,525 
602.519 

$1,859169 
10% 

$2,045,305 

so 
126000 

$126,000 

$!02,600 

$97,600 

$50600 

$2.422,100 

BLTBR XLS 
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PROJIECT C - 45 Unit Valley Low-Income Project 
20% of units restricted to rents @ 30% of 50% of median income 
Ba!ie Case 

INC>DttlE VALUE DEVELOPMENT COSl 

Gross Income Bulling Cos! 

Tola! Rcnl Ullll~ Squaie Feet/Uni 
1 1 5568 16.816 1 1 550 
2 4 681 32,688 783 

787 37,776 4 ,000 

12 650 93,600 12 550 

18 850 183.600 18 183 

6 $1.000 72,000 6 1,000 
Tolal Cosl of Urils 

Projcd Reri $426 480 COl1Yl'IOl1 Areas 
less Vacancy & crco:W loss @ 2".4 8,500 Tolal Eiudd.r)!J Cost 
Gross Arn.Jal Income $417,980 

E>i>enscs LaooCosl 
Tai<cs 'iJ0,100 
lnsll';JOCC 16,100 
Ut.i!CS 36,000 Rawood 45 
Maricn3!1Cc 41.800 Dcvelopmcd 45 
Managcmcri 41,800 Tolal land Cost 
Snow removal 2,000 
Rcscnies _ 14600 lnlc1esl ch1ig Conslrucl:!on ( 15 months) 

T olal Expenses $182,400 44% 

Lo'lll Fees and lo,in Closing 

Mel Opcralng lncooic (NOii $235.580 
Renl-Up Reserve 

Cat>hlizalton Rale 11% 
Income Value- S2.140,000 Tolal Development Cosl 

FINANCIAL FEASIBILITY 

fr1ancin9 SW'te AHFC Muli-Famlly Special Needs & COf1!1cgate Housng Pro!F.-n [lax-cx~:il) 

Markel value S2. 140 000 (incooic value) 

Loan-lo-vakle 85% fguilr rc91nrcd 
Loan arnOlrl $1,819 000 S2 148,300 (cost - loan amounl) 

lnlernsl rale 1179% 
Amorlizalion penod 30 years Annual return on cguily (pw-la•J 

Cos!/ S9!1.rc Fool 
$85 
85 
85 
85 
85 
SH5 

Cosl/Ur~ 
$6,000 
$6,000 

925% 

@ 30°.4 

@ 3 months 

Am.Jal loan paymert St47.900 41% \NOi - loan pa)TTICnlVc~r 

Debi service cc;,,erage 143 (NOJ/arnial loan payment) 

Reip'ed coveiage us 

Noles 
t Loan amoui calclAaled al lesser of loan-lo-value, or what 7 5% vacancy and credit loss n Sl.4)POf1. with l>ri 20% part1c1pahon 1cqu1H11g 1 2 coverage 

Tolal Cost 
$46,750 
266,220 
340,000 
561,000 

1,197,990 
510,000 

$2,921,960 
10°.4 

$3,214,156 

$270 000 
270.000 

$540,000 

$105,200 

$54 600 

$53,JOO 

$3,961.]00 

CBASE XLS 
7130194 
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PROJECT C - 45 Unit Valley low-Income Project 
:W% of units restricted to, rents @ 30% of 50% of median income 
lienr.illvlly Case: Low Lancil Development Cost 

INCOME VALUE DEVELOPMENT Ci)ST 

Qosslncome Butldog Cost 

.!.!!ti Rcri/Unt 
$568 
68t 
781 

~m J.!im ~9!1ar!l Fcgtl!l!!I ~QEI S!!1ar1 E~ 
1 1 $6816 

32.688 
)7176 

t2 6SO 9),600 
18 8SO 183.600 
6 $1,000 72.000 

Proicd Reri $426.480 
8.500 Less Vacancy & credit lo-ss @ 2°.4 -----'-'---'­

Qoss Armal Income 

E..penscs 
laxes 
lns1-.ince 
Ul~dlCS 

M31iCfl:lllCC 

Managcmeri 
Snow1emowal 

$30. 100 
16.100 
36.000 
,1.eoo 
41.BOO 
2,1)00 

Reser.cs __ 14.600 
T DI.ii Expenses 

Nel ()per al•ig lncorne jNOI) 

Cap•.-za1100 Rale 
Income Value 

FINANCIAL FEASIBILITY 

$417.980 

S182.400 

5235.580 

11•.4, 

S2,14001 

1 sso 
78) 

1000 

12 550 
18 783 
6 1.000 

Tol;ii Cosl of Unls 
Coomon Areas 

T olal Blllldlig Casi 

Land Cost 

R,1wland 45 
Dillllllopmcr• 45 

TolalL31dC•lsl 

ln\e,est !brig ConshucllOll (15 moiihs) 
.. % 

Leian Fees arMII Loan Closing 

Rr.ri-Up Rcsc,rve 

Total Development Cosl 

F11anc,ng S01.1ce AHFC 1,U1-Famtt Special Needs & C001Je9ale HouS11g Pr(9am (ta,-e,1empl) 

Marlelvallc 52.140,000 (ricomc value) 

Lo.Ill-lo-due 85°.4 f.gullymu1ed 
Loan.m0lui 11,819.000 S2.013,300 (cost -loaoamotnl 

lnlercsl 1al,1 7 179•.4, 

Amol!a alioo perlOd 30 rear$ Annual rcltrn on egudy (pre-ta,) 

$85 
85 
85 
85 
85 

S85 

$6,000 
$3.000 

@ 925% 

@ 30% 

@ 3 m<rihs 

Alnial loat paymcii $147.900 '4".4 (NOi - loan paymeriVe~y 

Debi sCNCe coverage 143 lllOllarnial loan paymert) 
Reiped c011Crage 115 

Noles 

1 Loan -n caltualed 31 resser of loan-lo-val,.ic_ or ltilal 7 5% vacancy arid credit loss,.,. st.qiort. ,.,.h A~IFC re<1-•ll9 115 cooe,age 

546,750 
266,220 
340,000 
561.000 

U97.990 
510000 

$2.921.960 
10% 

Sl.214,156 

$270.000 
135000 

$405,000 

$105.200 

$54,600 

153 300 

SUJUOO 

ctDVC XlS 
6/2.W4 
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PROJECT D - 45 Unit Valley Low-Income Project 
40% of units reslricled to rents @ 30% of 60% of median income 
Base Case 

INCOME VALUE DEVELOPMENT COST 

Gloss lntome Btildng Cosl 

Bectooms !!Mi ~9\•a1~ E~cl/Unt 
1 2 $650 S15.600 I 2 550 
2 817 18,432 2 783 
J 945 90720 3 1000 

650 10,200 9 550 
13 850 132.600 13 78] 
5 Sl.000 60,000 5 1,000 

Tela! Cost of Ulllls 
Pu11cclRcrt S447.552 Coownon Areas 
Less Vacancy & aedf loss@ 2°4 9,000 TolalBuldrigCosl 
Gloss Annual Income msm 

E,pcnscs L.wid Cost 
la•cs S32.000 
tns1nnce 16.600 
Ulllil1es 36,000 Raw land 45 
Mancnance 43,900 OevclopmerC 45 
Managcl!K!nl 43900 TolalLandCosl 
Snow removal 2.000 
Reserves lnlcresl <a1119 Cooslrudion C 15 months I 

Tolal E,pcnses $1B9 000 43% 

Loan Fees and Loan Closirig 
Ncl Ope1illing Income (NOi) $249,552 

Renl-Up Reserve 

CaptaizallOll Rale 11°4 
Income Value SU70.000 Total Development Cost 

FINANCIAL FEASIBILITY 

F11anc119soi1te AHFC "-lll1-Famd1, Special Needs & Cong,cgJle Housing Proi,ain (lax-exeqitj 

,M.11kC!lvu $2 270.000 (IICOl!K! Vakle) 
Loan-lc>-vatJe B5°4 Equiv fCQIJlfcd 
Loanamotrt $1 929.500 12.154,400 (cost - loan amount) 

lrCeresl ralc 7 179•4 
AmortizallOll pcnod 30 yea,s Annual rclurn on egudi (l!r~ 

S!!1a11 E!l91 
S85 
85 
85 
85 
85 
SB5 

16,000 
16,000 

@ 925% 

@JO% 

@ Jmonlhs 

Arma! ban paymert $156.800 43% (NOl - loan pa,nent Vequly 

Debi SetW:e coverage 1 41 INOl/aJRJai lo.wi paymertl 
Re~ed coverage 115 

Noles. 

1 Lo.wi amoo.n calcuated al lesser ofklan-lc>-value, DI what 15% vacancy 3ld credit bss WII Sl.WOfl. ~h AHFC re~nQ I 1~ coverage 

$93,500 
532.440 
680.000 
420.750 
865,215 
425.000 

13,016,905 
10% 

$3,318.596 

1270,000 
270,000 

$540,000 

$111,500 

157,900 

S~5.900 

$4,IIIJ,tDO 

OBASE XLS 
6/'24194 
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PROJECT D - 45 Unit VmUey Low-Income Project 
~IO% of units restricted to rents @ 30% of 60% of median income 
~:en&itivity Case: High Density 

ll~COME VALUE DEVELOPMENT CCIST 

Qosslncoma Bulilng Cost 

Ul!J RerWnt ~m} !~ ll9!1arc h!M!!i ~~a!~•a1~E2!!1 

' 2 $650 $15,600 1 2 550 S85 
2 10 817 98,0«l 2 10 783 85 

10 94S 113,400 10 1000 85 
11 650 85,800 11 550 B5 
17 850 173,400 17 783 85 

$1,000 12,000 6 UNJO $85 
Tol31 Cost of Umls 

ProicctRm $5~.240 COIMlOll ;"eas 
Less Vac:n:y & aedl loss @ 2% 11200 Tol.il&.ingCost 
Qoss Arn.Jal lnc011K! $547,040 

!Expenses land Cost 
Ta,es $40 000 
lns1r:n:e 20.700 I!!im Casi/Unit • 
Utllilics 44.800 Raw lillld 56 $4,821 
Marienance 54,700 Developmcrt 56 $4,821 
Managcmcnl 5VOO TotallandCust 
Soowicmo..-3 2,000 
Rcse111es -- 18 200 lrtciesl !brig Consl-rutbon (15 monlhs) @ 925"4 

Tol3 E•pcnscs $235100 43% 

Loan Fees and Loan Clo!:119 @ 30"4 
Net Opc1aiing Income {NOii $311,940 

Rtri-Up Reserve @ 3monlhs 

CJp~iliz311on R31c ___ _!~ 
Income V1lu1 SZ.M0.000 Tolil Oevelopmenl Cost 

l~INANCIAl FEASIBILITY 

flll:iotlllg SOtICC .~HFC Mull1-FamJy, Special Needs & Cong,egatc Housing Program (la•-e•cmJlll 

Ma,kelvaui $2.840,000 (income value I 
loao-lt>-v3'.Jc 85°4 fj!lllf !e9!llfed 
loan llfflOU71 S2.~t4.000 $2,549,000 [cos! • loanamoml) 

lnlcresl rate 7 179% 
Amolt1ZJl10r, penod JO yeais Annuatietum on ~!li!l~l {l!rJ: la•) 
.Alniallo:wipa,ment $196,200 45'11. (NOi . loan paymenl Vc(JJlly 

Debi serac« coveiagc 14] (HOllilllOOal loan p;1~1 
R~ed coverage 115 

Nole·s 

t lo:wi am0ld calcualed al •?sscr of loao-lt>-vaklc. Df v.flal 7 5% wac:iot1 and credt loss '1111 ~- wth AHFC reguirrig I 15 cove1agc 

$93,500 
665,550 
850,000 
514,250 

1,131.435 
5\0000 

$3,764,135 
10"4 

$4,141,209 

$270000 
210000 

$540,000 

$119,600 

$12,400 

$69,BOO 

$4,HJ.000 

OHOEN XLS 

&124194 



































New Housing Units Needed 
To Maintain 5% Vacancy Rate 

{excluding conversions/fire losses) 
1994-2000 

<------Additional Demand due to Population Growth-------> 
Housing 

Housing Type Deficit1 1994 1995 1996 1997 1998 1999 2000 Total 

Single Family 270 65 0 0 0 145 0 0 480 

Duplex 75 25 0 0 0 0 0 0 100 

Zero Lot Line 45 10 0 <5 0 55 25 0 140 

Condominium 110 15 0 <5 0 55 25 0 205 

Multi- Family 315 40 5 55 70 190 95 0 770 

Mobile Home 60 20 0 10 5 20 10 0 125 

Total 875 175 5 70 75 465 155 0 1,820 

1 Housing deficit includes pent-up demand and the number of units needed to attain a 5% vacancy rate. 

Net Demand for Multi-Family Housing 
1994-2000 

Housing 
Deficit1 1994 1995 1996 1997 1998 1999 2000 Total 

Gross Demand 
(Units) 315 40 5 55 70 190 95 0 770 

Plus: Replacement 
of Losses 20 20 20 20 20 20 20 140 

Less: Projects 
in Progress (31) (127) (158) 

Total Net Demand 315 29 (102) 75 90 210 115 20 752 

1 Housing deficit includes pent-up demand and the number of units needed to attain a 5% vacancy rate. 
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The pent-up demand was assigned across the city's eight service areas by housing type. 
Housing units were distributed according to the Juneau Unified Transportation Plan model 
updates provided by the Community Development office. A total of 180 units were spread 
across service areas in the multi-family unit category. The 130 units demanded by potential 
buyers was distributed among single family dwelling units, zero lot lines or condominiums. 

The following table presents total current demand for housing in Juneau, by service area and 
housing type, including pent-up demand. 

Current Housing Inventory and Pent-up 
Demand Combined 

Service Area Single Family Duplex Zero Lot Condo Multi Family Mobile Home Boats TOTALS 
(3 or more units) 

1 685 380 21 372 957 6 98 2,519 
2 202 170 2 186 292 6 859 
3 44 16 21 21 21 7 0 130 
4 578 168 84 114 149 28 34 1,155 
5 2,091 532 465 219 929 1,063 6 5,305 
6 234 100 84 10 53 57 0 538 
7 140 60 30 23 70 2 0 325 
8 230 42 0 7 11 8 0 298 

Totals 4,204 1,468 707 952 2,482 1,172 144 11,129 

There is a very high degree of uncertainty concerning the level of local pent-up demand for 
housing in Juneau. In light of survey results, the pent-up demand estimates presented in this 
analysis should be viewed as conservative estimates. Actual pent-up demand could be 
significantly higher. 

Non-Resident Pent-up Demand 

Though not quantified in this study, survey results suggest that pent-up demand for housing 
in Juneau also exists among non-residents. Nearly a quarter (23%) of Juneau households 
know of someone that would like to move to Juneau if more affordable housing were 
available. 

The non-resident group considering moving to Juneau consists largely of retired family and 
friends (65% ). One-quarter would be looking for work and students account for most of the 
remainder. 

Because this source of pent-up demand is much less certain than local pent-up demand, it has 
not been incorporated into this demand analysis. Clearly there is pent-up demand among 
non-residents but there is insufficient data to draw any quantitative conclusions. In any case, 
further research may be warranted as this non-resident pent-up demand may represent an 
important economic development opportunity for Juneau. 
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Annual Average Loss Ratios 
Loss Due to Fire, Demolition or Conversion 

1988 to 1993 

Year of Units Existing Multi- Annual 
Loss Lost Family Units Loss Ratio (%) 

1988 25 2,217 1.12 
1989 0 2,209 0 
1990 56 2,237 2.50 
1991 7 2,225 0.31 
1992 0 2,215 0 
1993 12 2,281 0.53 

Total 100 

Average 17 2,231 0.75 

VII. Seasonal Demands on Juneau's Housing Inventory 
Vacancy rates in Juneau are affected by seasonal population fluctuations. These include the 
beginning of the legislative session, tourism in the spring and summer and an influx of 
students attending the University of Alaska Southeast in the fall. It is not certain to what 
extent each of these groups impacts Juneau's housing situation. 

Legislative Session 
The session commencing in January brings legislators, aides, lobbyists and occasionally their 
families for the 120-day session. Though some session employees are Juneau residents, many 
are not, creating a strain on Juneau's housing market at the beginning of each year. 

Neither Legislative Affairs or the CBJ keep track of the numbers migrating to Juneau for 
session work. Some general calculations based on the legislative population and employment 
figures for Legislative Affairs Agency provide estimates of session seasonal in-migration. 

The legislature-related influx includes 57 legislators and their staffs (average around 3 per 
legislator). Lobbyists requiring long-term housing could potentially add another 25 or 30 to 
the total influx to Juneau for the session. 

The Legislative Affairs Agency employs 194 workers. About one-third of the agency's staff 
are year-round locals, and about 130 are from other areas of the state. 
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Juneau Household Survey Topline Results 

1. How many persons, including yourself, live in your household on a permanent year round 
basis? 

Mean 2.9 People 

14% One 19% Four -% Don't Know/Not Sure 

36 Two 8 Five 1 Refused 

17 Three 5 Six or more 

2. Which age category are you in? 

Mean 43.5 Years of age 

7% Under25 10% 55-64 Years 

22 25-34 Years 10 65 years and over 

29 35-44 Years Don't Know/Not Sure 

21 45-54 Years 1 Refusal 

3. Are there persons who live with you who travel for extended periods, attend school, or 
work outside of Juneau? (How many?) 

4. 

5. 

Mean 0.2 People 

9% One 

2 

1 

Two 

Three 

-% Four 1 % Refused 

86 None 

Don't Know/Not Sure 

What type of home do you live in here in Juneau? 

50% Single Family House 8% Mobile Homeffrailer in Park 

5 Condominium 1 Mobile Home/frailer on Private Lot 

1 Townhouse 1 Boat or House boat 

5 Zero Lot Line 2 Other 

8 Duplex Not Sure/Don't Know 

19 Apartment/multi family 1 Refused 

Which area of the borough do you live in? 
37% Mendenhall Valley 3% Salmon Creek 

7 Back Loop/Auke Bay 4 No. Douglas 

3 14 Mile or beyond 9 Douglas 

2 Airport Area 5 West Juneau 

10 Lemon Creek 16 Juneau 

3 Switzer 1 Thane 

1 Not Sure/No Answer 
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Community Services 
The City and Borough of Juneau offers a full range of public services, many of which are 
augmented by the services of the State and Federal Government. These include police, fire, 
health and human services, library, transit, parks and recreation, public works, and economic 
development and planning. Other services are offered through the private sector, such as 
refuse collection, electrical system, and telephone system. 

Additionally, Juneau has branches of most Alaska banks and credit unions, one daily 
newspaper, radio and television stations and a cable television company. There are a number 
of health care options and services, numerous recreational facilities and opportunities, such as 
Eaglecrest Ski Area and Augustus Brown swimming pool, and a wide variety of cultural 
events ranging from the Alaska Folk Festival to Perseverance Theater. 

Historical Summary of Juneau's Development 

The first human inhabitants of the Juneau area were people of the Tlingit Auk and Taku 
tribes. The Tlingit people migrated down the Taku, Stikine and other river valleys from 
interior Canada. The earliest white settlers were European and Russian fur traders arriving in 
the late 1700s. 

Prospectors Joseph Juneau and Richard Harris explored the area in 1880, finding gold. 
Almost overnight the town of Harrisburg -later renamed Juneau - was born. Over the next 
two decades Juneau became the hub of mining activity from Berners Bay to Windham Bay, a 
120-mile-long mineralized area known as the Juneau Gold Belt. Two local mines, the 
Treadwell (located on Douglas Island) and the Alaska-Juneau Mine, recovered $130 million 
in gold, making them two of the largest gold mines in the world. 

The Alaska-Juneau Mine closed in 1944 because of labor shortages and increasing costs. 
Eventually, the seafood industry and growing state government took up the slack. As the 
capital city of Alaska, Juneau benefited from increasing levels of government spending and 
employment particularly during the Depression years and later during World War II. 

Statehood in 1959 and discovery of oil in Prudhoe Bay ten years later dramatically changed 
Juneau. State government increased Juneau's population and became its largest basic industry. 

Alaska's economy experienced a serious recession in the mid-1980s, triggered by falling oil 
prices and declining state revenues. The economy peaked in 1985, and bottomed out in 1987. 
State government employment, population, and real estate values all fell dramatically during 
this period. However, state government employment has since recovered to all-time high 
levels. 

Today state government is still Juneau's primary employer. However, private industry has 
increased in importance relative to government and recent growth in the mining and visitor 
industries bode well the for local economy. 
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Population 

Increasing government employment pushed Juneau's population from around 9,700 in 1960, 
13,500 in 1970, 19,500 in 1980 and to 26,751 in 1990. The City and Borough ofJuneau 
(CBJ) estimates the population at 28,791 in 1993. Table 1 is a population projection, starting 
with the 1993 population estimate, from the Final Socioeconomic Impact Assessment for the 
Alaska-Juneau Gold Mine (February 1993). 

Year 
1993 
1994 

1995 

1996 

1997 
1998 

1999 

2000 

Juneau•s Population Forecast 
Including AJ and Kensington Mine-Related Population 

1994-2000 

CBJ Baseline Mining 
Population Population 

28,791 
29,236 0 

29,689 211 

29,588 696 

29,483 713 

29,374 2,059 

29,266 2,412 

29,157 2,533 

Tota! 
Population 

28,791 
29,236 

29,900 

30,284 

30,196 
31,433 

31,678 

31,690 

1 Reed Hansen & Associates, Anal Socioeconomic Impact Assessment, Kensington Gold Project, City and Borough of Juneau, June 1992 
and 
Reed Hansen & Associates, Anal Socioeconomic Impact Assessment, Alaska-Juneau Gold Mine, City and Borough of Juneau, February 
1993. 

Juneau has a highly educated population, with almost 90% of the residents being high school 
graduates or higher. A significant portion of the population (31 % ) have bachelor's degree or 
higher. 

More than 50% of the population are between the ages of 20 and 50 years, with the median 
age being between 30 and 34 years. Just over one-third of the population of Juneau was born 
in Alaska. 

In 1989, the Bureau of Census reported that the median household income for Juneau was 
$47,924. The median family income was $54,088 and the per capita income was $19,920. 
Approximately 4% of families were reported as living below the poverty level. 
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Wages and Salaries Paid in the Juneau Labor Area by Industry 1989 -1992 
(In Thousands of Dollars) 

1989 1990 1991 1992 
Total Total Total Total 

Industry 
Private Employment 
Mining $4,419 $2,858 $4,114 $4,052 
Construction 11,361 13,919 16,679 19,716 
Manufacturing 11,394 3,037 4,370 7,959 

Transportation-Communication-Utilities 22,987 25,118 25,297 28,062 
Wholesale Trade 6,017 6,325 6,548 6,379 
Retail Trade 29,162 31,755 34,619 36,431 
Finance, Insurance & Real Estate 15,684 15,163 16,341 17,199 
Services 34,349 39,170 42,413 46,497 
Agriculture, Forestry, Fisheries & Non-classifieds * * * * 

Government Employment 
Federal Government 40,471 45,501 43,394 49,412 
State Government 159,097 168,804 179,430 185,493 
Local Government 44,052 47,863 50,869 54,026 

Total Non-Agricultural Employment 379,366 400,168 426,542 456,804 
Private Sector Employment 135,747 138,000 151,858 167,873 
Government Sector Employment $243,619 $262,168 $273,684 $288,931 

Wages and Salaries Paid in the Juneau Labor Area by Industry 
Third Quarter 1992 - 1993 

(In Thousands of Dollars) 

Industry 
Private Employment 
Mining 
Construction 
Manufacturing 

Transportation-Communication-Utilities 
Wholesale Trade 
Retail Trade 
Finance, Insurance & Real Estate 
Services 
Agriculture, Forestry, Fisheries & Non-classifieds 

Government Employment 
Federal Government 
State Government 
Local Government 

Total Non-Agricultural Employment 
Private Sector Employment 
Government Sector Employment 

• Data non-disclosable 
Source: Alaska Department of Labor 
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3rd Quarter -
1992 

$ 831 
7,015 
2,449 
8,055 
1,607 
9,767 
4,036 

11,893 
* 

12,504 
47,996 
10,117 

$116,779 
46,162 

$70,617 

3rd Quarter -
1993 

$1,089 
9,002 
2,169 
7,607 
1,642 

10,185 
4,765 

13,173 
499 

12,514 
44,686 
10,695 

$117,952 
50,057 

$67,895 
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Average Residential Unit Sale Price, 1989 -1992 

1989 1990 1991 1992 
Single Family 
(Mendenhall Valley SA #5) 

Number of Sales 96 96 93 130 
Total Sales $9,396,688 $11,107,358 $11,255,265 $16,081,213 
Total Square Feet 149,920 144,288 278,943 353,976 

Average Price $97,882 $115,701 $121,024 $123,701 
Average Size 1,562 1,503 1,575 1,573 
Price Per Square Foot $62.66 $76.98 $76.84 $78.64 

Single Family 
(All Other Areas) 

Number of Sales 52 59 63 57 
Total Sales $6,321,100 $8,257,142 $7,639,249 $7,916,698 
Total Square Feet 89,844 102,424 160,092 190,287 

Average Price $121,560 $139,951 $121,257 $138,889 
Average Size 1,728 1,736 1,554 1,572 
Price Per Square Foot $70.35 $80.62 $81.18 $104.35 

Total Single Family Housing 
Number of Sales 148 155 156 187 
Average Price $106,201 $124,932 $121,118 $127,796 
Average Size 1,620 1,592 1,567 1,573 
Price Per Square Foot $65.56 $78.47 $77.29 $85.25 

Condominium 
Number of Sales 79 43 52 52 
Total Sales $3,711,800 $3,178,480 $3,871,112 $4,249,947 
Total Square Feet 71,987 44,247 49,440 * 

Average Price $46,985 $73,918 $74,444 $81,729 
Average Size 911 1,029 950 * 

Price Per Square Foot $51.58 $71.83 $78.36 * 

Zero-Lot Line 
Number of Sales 69 56 51 52 
Total Sales $4,755,388 $4,853,432 $4,837,436 $5,249,466 
Total Square Feet 90,316 47,626 119,912 103,325 

Average Price $68,918 $86,668 $96,364 $100,951 

Average Size 1,309 1,322 1,332 1,291 

Price Per Square Foot $52.65 $65.56 $72.34 $78.20 
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