During the May 24t City Counsel meeting in regards to Alpha’s
request to obtain Tax Increment Financing for a market rate
apartment with a 20% affordable component to it there were
many resident of the area who came to state their points for
consideration. Alpha following [engthy discussions withdrew
the request until such time as they could move through these
topics and have a sound response for them.

North Pointe talking points:

Safety / Yellow Ribbon City
Negative Impact to our School District
Traffic Issues
Violence / Increasing Crime Rate / Psycho Impact
Covenant —Single Family
Not in My Back Yard
Decreased Property Values
Visual Aesthetics
Character of the Neighborhood
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MYTH: Affordable housing will drive
down property values.

REALITY: Nok lg;;o'mwM&/

* Repeated research has shown that affordable housinE has no negative impact on
the price or frequency of sales of neighboring homes.

* Numerous studies over time from around the country support the general notion
that affordable housing has no negative impact on surroundinE property values—
especially if it is thoroughly integrated into the neighborhood.1



MYTH: Affordable housing will look like
“cheap housing.”

REALITY:

« Affordable housing must comply with the same building restrictions and design standards as
market-rate housing. Because affordable housing is often funded in part with public money,
sometimes it needs to comply with additional restrictions and higher standards like market-rate
housing.

* Affordable housing is not affordable because it’s built with “sub-quality” materials; it is
affordable in the sense that it is less costly to live in because it is supported by additional public
and private funds.
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MYTH: Affordable housing will bring lots of
large families to the community, thereby
increasing the burden on schools and roads

REALITY:

* According to the U.S. Census Bureau, rental apartments have fewer children per unit on average
than owner-occupied, single-family housing; rental apartments contain a lower percent of units
with one or more school aged children; and rental units have a lower average humber of motor
vehicles per unit.2

* Affordable housing helps reduce the number of cars on the road by allowing working people to
live near their jobs. In addition, studies show that affordable housing residents own fewer cars
and drive less often than residents of market-rate homes.4



MYTH: Affordable housing will reduce the
quality of local schools and hurt standardized
test scores.

REALITY:

Without affordable housing, many families are forced to move frequently, and their children are
unable to remain in the same school for long. A Minneapolis study found that children whose
families moved during the course of the school year attended school less often and scored
significantly lower on standardized tests than those who stayed in one place.5

Affordable housing minimizes such disruptions to children's education.

Economic integration of neighborhoods is necessary to create regional school systems in which all
schools—not just a few—are excellent

Affordable housing also helps schools attract and retain the best teachers. School districts across
the country have developed innovative affordable housing programs that recognize that it is
important for teachers to put down roots in the communities where they teach, and the federal
government's “Teacher Next Door” program also helps teachers live in the school districts where

they teach at a price they can afford.8



?gROCORI SCHOOL DISTRICT

ROCKVILLE » COLD SPRING * RICHMOND

534 Fifth Avenug North {220} 585-4185
Cald Spring, MN 56320 FAK [320) 885-4506
3 August, 2016

Cold Spring Pancing and Zoning Commission:

It is & pleasure and privilege to offer this letter providing background and information about the ROCORI
School District. 1am hopeful that the infermation offered will be of assistance as you conduct your important
waork affecting the conditions and future of the City of Cold 5pring.

Recently, § have engaged in conversations with Reggie Fraley from Alpha Development about potantial housing
projects within the community. In specific, Reggie has shared ideas on apariment units and has asked how this
type of housing would impact the ROCOR| School District. In his description, Reggie has explained that the
type of units under consideration would likety provide housing for a maximum of 60 children but would more
likely be in the 30 to 40 student range,

Housing availability has an impact on the ROCORI School District in a number of ways. As a fairly significant
emptoyer in the community, the housing market bas an effect on our employees—in particular, employees
new Lo the school districi. Available housing (50 affects the number of students enrolled in the district as
students whe live in the housing are likely to enroll in the schools of the district.

As a school district, we are positioned to adjust to intreases in enroliment especially if the increases happenin
regular, incremental changes, Most changes such os those that octur with the ogening of apartment units,
bring students across a variety of grade levels and ages. This type of growth is welcome and appreciasted in the
district because it 3llows us to plan, adjust and adapt. Rk has a positive impact on state funding and allows us
10 enhance our educational programs. Raphd growth, of course, could be problematic for any school system,
but within the ROODRI District we can accommodate regular and vonsistent growth for the next severat years.

it is my best professioral judgment that the type of housing under consideration is in short supply in the
ROCOR! Distact, and, in particular, in the city of Cold Spring, if there 1s one consistent challenge expressed by
new staff in cur system, it is that quality, affordable housing within the city is difficult to find, This same issue
is raised by families seeking to move to the area or pew families seeking to establish themselves, Support for
the creation and development of affordable housing in our communities is one of the most benefictal things
that can happen within the ROCORI Schoof District.

Sincerety,
Seott R Staska T,

Superintendent of Schoals



MYTH: Affordable housing doesn’t contribute
to the local tax base and overburdens the
local property tax system.

REALITY:

* Nationwide, the effective tax rate {property tax paid relative to the market value) for multi-family
complexes is significantly higher than single-family homes.9

* Most cities that have enacted inclusionary zoning ordinances have found that they spur more
than enough economic development to keep public finances on a sound footing.11

* Across the country, municipalities with volunteer fire and ambulance crews have been facing
pressure to hire salaried personnel as high housing costs force volunteers to move away.
Affordable housing can help these communities retain their volunteers and thus keep public

safety expenses down.12



MYTH: Affordable housing will increase crime
in the community and bring in undesirable
residents.

REALITY:

Affordable housing can help a community maintain a stable population by making it easier to
retain peopie who already live and work there.

There is no evidence that affordable housing brings crime to a neighborhood.
Affordable housing, as a tool of economic development, can often help to lower crime rates.

The National Crime Prevention Council calls for the construction of affordable housing to reduce
crime because “neighborhood cohesion and economic stability are enhanced in areas where the
continuing supply of dispersed, affordable housing is assured.”13

Whether a development will be an asset or a detriment to a community more often turns on
basic management practices: careful screening, prudent security measures, and regular upkeep.
Most affordable housing residents are seeking safe and decent housing that will aliow them to live
self-sufficient lives in a good community.



MYTH: Affordable housing represents just
another government welfare hand-out.

REALITY:

* Wealthy homeowners benefit the most from federal housing subsidies. They receive a federal
income tax deduction for mortgage interest paid, which is the largest housing subsidy program
in the U.S., and a simitar deduction for property taxes paid. In 2003, these subsidies cost the
federal government $87.8 billion, much of which went to the wealthiest 10% of U.S. taxpayers.
Meanwhile, the federal government spent less than half as much ($41.5 billion) to preserve,
maintain, and build affordable rental housing through the entirety of the Department of Housing
and Urban Development (HUD) budget (538 biltion) and the low-income housing tax credit
program ($3.5 billion).14



Footnhotes:

Michael MaRous, “Low-Income Housing in Qur Backyard: What Happens to Residential Property Values?” The Appraisal fournal 64, 1, {1996); 27-34; Richard K. Green et al., Low income Housing Tax Credit Housing
Developments and Property Values. Center for Urban Land Economics Research, University of Wisconsin, 2002; [ngrid Gould Ellen et al., “Bo Homeownership Programs Increase Property Value'in Low Income
Neighborhoods?” Jaint Center for Housing Studies, Harvard University, Low Income Homeownershi? Working Pa?er Series, September 2001; Maxfield Research, A Study of the Relationship Between Affordable Family
Rental Housing and Home Volues in the Twin Cities| Mlnneawlls, MN: Family HousmF Fund, 2000).; Joyce Siegel, The House Next Door, Innovative Housing Institute,

1999, http://www.inhousingorg/housenex.htm.; Elizabeth Warren, Robert Aduddell, and Raymond Tatlovich. The Impact of Subsidized Housing on Property Values: A Two-Pronged Analysis of Chicago and Cook County
Suburbs. Center Tor Urban Policy, Loyola University of Chicaga, Urkan Insight Series No. 13, 1983.; Paul Cummin%s and Jghn'Landis, Refationships Between ?‘ordub.'e Housing Developments and Nelghboring Propertr
Values, Institute of Urban and Regional Development, University of California at Berkeley, Working Paper 599, 1993.; Jeffery Baird, The Effects of Federally Subsidized Low-Intome Housing on Residential Property Values
in Suburban Neighborhaods. Northern Virginia Board of Realtors Research Study, December 1980.; Hugh Nourse, “The Effect of Public Mousing an Property Values in St. Louis.” Land Ecanomics 60 (2), 1984.; Carcl Babb,
Louis Pol, and Rebecca Guy, “The Impact of Federally-Assisted Housing on Single-Family Housing Sales: 1970-1980." Mid-South Business Journal, luly 1984; Robert Lyons and Scott Loveridge, An Hedonic Estimation of
the Effect of Federally Subsidized Housing on Nearby Residentiaf Property Volues. University of Minnesota, Department of Applied Economics, 1993.

U.S. Census Bureau Decennial Census, 2000; LS. Census Bureau American Housing Survey, 1995 and U.S. 3 Census Bureau’s Current Population Survey, 1998),

Community Opportunities Group and Connery Assoclates, Housing the Commonwealth's School Age Children. Bastan: Citizens'Housing and Planning Association, 2003.

Building Inclusive Community: Tools to Cregte Support for Affordable

National Association of Realtors, “Smart Growth Technigues Pave the Way.”http://www.realtor.org/SG3.nsf/Pages/sum03affard ?0penDocument;
: stereotypes.html. California Planning Roundtable, Myths and Facts

Housfng Home Base/The Center for Community Concerns (1996). Excerpts Availa ww.housingminnesota,org/take action/cha

e Online: htip:/fw
about Affardable ond High Density Housing. Available online at http://www.cproundtable. org/corwww/docs/mythsnfacts.pdr.

Family Housing Fund, Kids Mobility Project Report, March 1998. Available at 6http://www.fhfund.org/ dnld/reports/kids.doc

Chicago Coalition for the Homeless.

David Rusk, “The Baltimore Region Is Moving Towards Greater Economic Schoo! Segregation,” Abell 8 Faundation, September 2003.

Galley, Michelle, “For Sale: Affordable Housing for Teachers.” Education Week 20:25, pp. 16-17. Also available $ at http://www.edweek.ore/ew/ewstory.cfm ?slug=25housing.h20

U.5. Census Bureau Residential Finance Survey, 1991, Minnesota Tax Payers Association National Survey, 1998.

Judith Barrett and lohn Connery, Housing the Commonwealth's School-Age Children. Citizens' Housing and Planning Association Research Study, August 2003,

Inclusionary Zoning: A Policy That Works for the City Thot Works. BPI Research Study, December 2003.

National Volunteer Fire Council, “The Needs of America's Volunteer Fire Service.” Available online athttp://www.nvfc.org/news/hn_american_fireservice needs.html

National Crime Preventian Council, Topics in Crime Prevention, “Strategy: Ensure Supply of Affordable Housing.” http://www.nepe.org/nepc/nepe/?pg=2088-9318. Accessed June 1, 2004.

Numbers below from: U.S. Census Bureau, 2003 Statistical Abstract of the United States, Section 9: Federal Government Finances and Employment. Available Online:




2. To Meet the following Housing-Related
uses:

1. To provide a diversity of housing-adjacentto-the downtewn-area.

2. To provide a variety of housing ownership, alternatives and housing

choices. Aph lourbars [sr4le fraidey
. To promote affordable housing for low to moderate income (2%
individuals. S (o) Qo9 “Sbo ks
Sedion 95 - € 200 =

. To promote neighborhood stabilization and revitalization by

removal-of-blightand-incompatible land uses and upgrading the

existing housing stock in residential areas

. To fill identified and unmet housing needs of the City.
Ziver Oabo W'Q‘l obin M(M&c



3. To redevelop blighted or under-utilized
areas of the City.

* The demand for multihousing is a very needed opportunity in the Cold Spring market.
* Retference to Richmond Housing Study?
* With modification of the City Comprehensive Plan and Zoning to R-3 this land can move forward
« offering an opportunity to maximize utilization of land and Housing Choice;
* That is in demand in the community, and
* Further develop land that might have a much longer path “As Is”



4. To increase the tax base of the City in order to

ensure the long-term ability of the City to provide

adequate services for its residents while lessening
the reliance on residential property tax.

* The tax base will increase dramatically by adding a new dimension to
applicable types of housing the City. This development also brings
with it 7 additional single family lots in a buffer zone to the
Townhomes all of which will not receive any financial assistance

significantly increasing the City Tax Base. | :
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5. Toretain local jobs, increase the local job
base, and provide diversity of employment
opportunities in the City and surrounding area.

 As our local businesses continue to grow there is a defined shortage of
housing opportunities for the new employment growth. The addition
of available quality rental units in the community will assist in
attracting new job applicants to our City to assist our local businesses.



6. To expand the industrial, commercial and
service related market potential of existing
businesses in the City.

* Again, this opportunity will have an indirect effect on these markets
as one of the largest deficiencies this market has is the availability of
transitional living. This will increase the markets ability to bring new
employees to the market as they will have available temporary
housing while the assimilate to our community.



9. To meet other uses of public policy, which
may be adopted by the City Council from time to
time, including the promotion of: quality urban
design, environmental clean-up, energy
conservation, decreasing the capital and operating
costs of local government and the prudent use of
municipal resources
" 10 the ity a3 hawn o the elevationg presantad. The project will be bol
to achieve high energy ratings for the tenants. Streets ana utilities are

being put into place using City design requirements paid for in the project
and would then be dedicated to the City for public use.



