


Milton B. Barker, CCM
Consultant
119 Seward Street, Suite 3
Telephone 907-586-4301 Juneau, Alaska 99801 Telecopy 907-586-1622

~ Steve Gilbertson

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

August 1, 1994
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 II contains an appendix to the market analysis. Together, the two
volumes contain:

Volume I
Executive Summary
Section I. Juneau Multi-Family Housing Market Analysis
Section II. Juneau Housing Demand Forecast

Section III.  Juneau Community Profile
Section IV.  Juneau Housing and Land Inventory
Volume II
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,

Tl 7 ik,

Milton B. Barker

















































































































































































































































































Federal Home Loan Mortgage 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. Itis
tax-exempt?? 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:

TABLE 22
Freddie Mac Multi-Family per Unit Loan Limits

Bedrooms Walk-up Building Building with Elevator
0 $58,406 $67,392
1 64,696 75,478
2 77,276 92,551
3 95,247 ' 115,913
4 $113,587 $131,062

Freddie Mac Program Plus Pilot

Under its Program Plus Pilot, Freddie Mac will purchase multi-farmily 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.¢., the recipient of interest on
its debt is subject to income taxes.
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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 on 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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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 DIPAC hatchery at Salmon Creek is the only property with a
continuing 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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'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 comprlsed 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.

e More than half (180 units) of the pent-up demand is for multi-family 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 i
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 (Al) and Kensington Mines, Juneau’s baseline 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 1995 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 AJ is predicted

to be in full operation and the Kensington is in its second year of construction. That year, 445
new housing units will be needed, inciuding 185 multi-family units.
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IL. 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-family and duplex residential use. The D-10 through D-18 districts are
for multi-family.

- TABLE 4
Vacant and Developable Acres

Zone Class Developed Acres- 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 39

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 Wetlands 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 1987 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 also 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 ofUnits (square feet) Rent Vacancy (years) 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
1 131 600 650 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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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 resubmitted 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 imes. 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.

Ver, 1794 17
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of non-compliance that it becomes aware of that may have occurred prior to January 1, 1992.

(D(1) Monitoring Fees - (A) An annual fee will be charged to ail prqject:s for compliance
monitoring, except where otherwise noted in (f)(1)(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. The 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) Monitoring Office Contact - All information requested under this section shall be
submiited to:

Alaska Housing Finance Corporation
P.O. Box 101020

Anchorage, Alaska 99510
Attn: Internal Audit Department

Ver. 1/94 24
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9¢¢

Public Finance market increased by promoting a loan specialist in Public Finance 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 community volunteer and leadership roles is
remarkable. The promotion of United Way, WalkAmerica and our Neighbor's Make the
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 is related to the availability of decent,
affordable housing and theaccess to essential banking services. During the year Key Bank
continued its financing of private and commercial projects, increased the accessibility to
financial services and promoted its basic banking types of deposit accounts.

1993 CRA 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 credit products and finandal services
throughout our market area with special sensitivity to lower income areas
and minority groups

-Expansion and training of commerdial lending officers regarding our SBA,
BIA and AIDEA lending efforts

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

-Development and distribution of native language aids

-Exploration and expansion of our geodemographic analysis capabilities with
a focus on improving our tracking of dedined credit applications

-Emphasis of ongoing 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 pledgesa continuing level of excellencein providing finandal
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 appredate 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 ils community, 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 statements 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 ]. 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-
cisco, CA 94105. Your letter, together with any responses by us, may be made public.

Youmaylook ata 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 about this community
at:

Southcentral Region Interior Region Southeast Region
101 W. Benson Blvd. 100 Cushman 234 Seward Street
Anchorage, AK 99503 Fairbanks, AK 99707  Juneau, AK 99802

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

You may aiso 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 oblain the publicsection of our most recent CRA Performance Evalu-

ation which was prepared by the Federal Deposit Insurance Corporation at 101 West
Benson Blvd., Anchorage, AK 99503, at this office.
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About 45% of the population lives in the Anchorage MSA.
The 1990 Census provides the following racial demographics
of the Anchorage MSA: White - 77%; Native Indian/Alaskan
- 6%; Black - 6%; Asian - 5%; and Hispanic - 4%. 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 60% 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 the
regulatory authority’s judgment, reasonably bear upon the
extent to which an institution is helping to meet the
credit neads of 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 cf banking services. The
bank offers a low cost basic checking

ng 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 "Bank-By-Mail," with postage paid envelopes.
The bank enhanced its automated customer service line with
*TouchTornie 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
seminars. 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

daye varliicTlio.
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 schooils.

- 15 -
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Section 221d4:

» Stages of processing:

° Site Appraisal/Market Anaiysis (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

o 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 prineipals (OR

b full capitalization of mortgagor entity), draft document (e.g., partnership agreement) creating
mortgagor entity

o 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

L] Recent Section 221d4 mortgages:
Cash to SAMA to
Project Location Mortqage Close N 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 10HDH, 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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PROJECT A - 18 Unit Valley Market Rent Project
Sensitivity Case: Breakeven Rents

iNCOME VALUE OEVELOPMENT COST
Gioss Income Budding Cosl
Bedrooms  Units RenliUnil Total Renj Bedrooms Ui Square FeetUrst  Cosf are Fool
1 [ $971 $69 920 1 [} 550 $90
2 10 $1,270 152 390 2 10 830 $90
Totat Cost of Uruts
Project Rent $222 310 Cominon Aseas
Less Vacancy & credtloss @ 2% 4 400 Tota! Bulding Cost
Gioss Annual income 3217910
Expenses Land Cosl
Taxes $18.000 ’
Inswrance 5200 . Units Cosynt
Ubihites 12 800 Raw land 16 $6.000
Mamntenance 17 400 Development 16 $6.000
Management 17 400 Total{and Cost
Snow removal 600
Reserves 5200 interest dunng Constiuchion {15 months) @ 925%
Total Expenses §76 600 35%
Loan Fees and Loan Closing @55%
Nel Operating Income {NOI} $141 10
Rent-Up Reserve @ 3 months
Capilalization Rate 1%
income Value $1.280,000 Total Development Cost
FINANCIAL FEASIBILITY
Financing sowrce AHF C Mult-F ainily Secondary Marhet Parbipation Housing Progran
Matket value $1280000 {income value)
Loan-to-value 80% Equity required
Loan anount $1.013 000 $365100  (cost - loan amount)
Inesest1ate 9219%
Amorlizabon period 30 years Annual 1etun on eguty {pre-fax)
Annwual foan payment $104 800 10 0% {HOI - loan paymentyequity
Debt service coverage 23 {HOWannual loan payment)
Required coverage 12%

Notes

1 Loan amounl calculated atlesser of loan-to-value of what 7 5% vacancy and credit loss will support with bank 20% participation requinng 1 2 coverage
2 Annud foan payment caiculated on 80% parrcipation under AHFC loan lerms as stafed and 20% bank partcipation @ 9 25% inferest and 15 years amorbzation

ABRNT XLS
82494

Total Cost
$297.000
747 000
$1.044000
0%

$1044000

$96.060
96.000
$192.000
$58 600
$55 700
$27 800

$1,378,100
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PROJECT C - 45 Unit Valley Low-Income Project

20% of units restricted to rents @ 30% of 50% of median income

Base Case

INCOME VALUE
Gross Income

edro Unts  Rentfund

1 1 $568
? 4 831
3 787

1 12 650
H 18 850
3 6 $1,000

Project Rent
Less Vacancy & credd oss @ 2%
Gross Annual Income

Expenses
Taxes $30.100
Inswrance 16,100
Utiies 36,000
Marienance 41.800
Management 41 800
Snaw removal 2,000
Reserves 14,600

Tota Expenses
Hel Operaling Income {NOI)
Captaization Rale
ncome Value
FINANCIAL FEASIBILITY

Totof Rent
36816
32,688
37776
93600

183 600

7200

$426.480
8,500

$417,980

$182.400

$235.580

1%

$2,140,000

4%

DEVELOPMENT COST
Buiding Cest
Bedroons Unis Square Fect/Unk
1 1 550
2 4 783
3 9000
1 12 550
2 38 183
k] 6 1,000
Total Cost of Unds
Common Areas
Total Eudding Cost
Land Cost
Undls
Raw land 45
Development L .
TotalLand Cost

Inderest dung Construction {15 months)
Len Fees and Loan Closing
Rent-Up Reserve

Total Development Cosf

Financing sowce AHFC Muti Famity. Special Needs 8 Congregate Housing Program {lax-exempl)

Market value
Loan-to-vae
Loan amount

Interest sate
Amorization penod
Annual boan payment

Debt service coverage
Requred coverage

Noles

$2,140.000
85%

$1.819.000

7179%

30 years

§147,900

143
115

[ncome value)
Equity required

$2 148,300 {cost - loan amount}

Annudi return on eqully jpre-{ax

Cosl/ Square Fool

$85
8
8
85
85
$85

CastiU
$6.000
$6.000

925%

@ 30%

@ 3 months

41% {NO! - loan paymentyequly

{NO¥annual loan payment}

1. Loan amount cakulaled af lesser of lan-to-value, of what 7 5% vacancy and credd loss wal suppord, wih hank 20% participation requirmg 1 2 coverage

CBASE XLS
1130794

Total Cost
$46.750
266,220
340,000
561,000

1,197,990
510000

$2.921,960
10%

§3.214,156

$270.000
270,000

$540 000

$105 200

$54 600

$53.300

$3,967,300























































































New Housing Units Needed

To Maintain 5% Vacancy Rate

(excluding conversions/fire losses)

1994-2000
Smmmmmmnnanes ----Additional Demand due to Population Growth=-=--========e=- -——>
Housing
Housing Type Deficit’ 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
Deficit' 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) (279 - - - - - (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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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% Under 25 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?)

Mean 0.2 People
9% One -%  Four 1%  Refused
2 Two 86 None
1 Three - Don’t Know/Not Sure

4. What type of home do you live in here in Juneau?

50%  Single Family House 8%  Mobile Home/Trailer in Park
5 Condominium 1 Mobile Home/Trailer 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

5.  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

Juneau Housing Demand Forecast Page 25




































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 of Juneau
(CBIJ) 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).

Juneau's Population Forecast
Including AJ and Kensington Mine-Related Population
1994-2000

CRBJ Baseline Mining Total
Year Population Population Population
1993 28,791 28,791
1994 29,236 0 29,236
1995 29,689 211 29,900
1996 29,588 696 30,284
1997 29,483 713 30,196
1998 29,374 2,059 31,433
1999 29,266 2,412 31,678
2000 29,157 2,533 31,690
1 Reed Hansen & Associates, Final Socioeconomic Impact Assessment, Kensington Gold Project, City and Borough of Juneau, June 1992
E!geg Hansen & Associates, Final Socioeconomic impact Assessment, Alaska-~Juneau Gold Mine, City and Borough of Juneau, February

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.

Juneau Community Profile Page 3










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)
3rd Quarter - 3rd Quarter -
1992 1993
Industry
Private Employment
Mining $ 831 $1,089
Construction 7,015 9,002
Manufacturing 2,449 2,169
Transportation-Communication-Utilities 8,055 7,607
Wholesale Trade 1,607 1,642
Retail Trade 9,767 10,185
Finance, Insurance & Real Estate 4,036 4,765
Services 11,893 13,173
Agriculture, Forestry, Fisheries & Non-classifieds * 439
Government Empioyment
Federal Government 12,504 12,514
State Government 47,996 44,686
Local Government 10,117 10,695
Total Non-Agricultural Employment $116,779 $117,952
Private Sector Employment 46,162 50,057
Government Sector Employment $70,617 $67,895
* Data non-disclosable
Source: Alaska Department of Labor
Juneau Community Profile Page 6





















Juneau Housing and Land Inventory
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