Flathead County Draft Growth Policy

Chanter 3: Demographics and Housing
Comments & Consideration

CHAPTER 3: DEMOGRAPHICS & HOUSING

Comment:

Staff Response

The median home price graph ismessed up. | don’t
think it is $1,300,000 for 2001

This comment isin reference to atypo on a poster
that was displayed at the open house events. The
data are accurate in the draft growth policy.

PART 1

| am concerned about the future of affordable
housing in the Flathead Vdley. Currently we are
seeing an incredible influx of new homes being built
for the ultra-rich. Asthe draft policy itself states,
many peoplein the county cannot afford the median
house, let alone one of the McMansions sprouting
al over the valley. In the draft, you mention the
number of households in the county unable to afford
ahome because of their low incomes, but one thing
you did not mention was the actual humber of
affordable homes on the market at any given time. |
either read in the paper or heard on TV afew
months ago that a study was done to determine the
median price of ahomein the Flathead Valley,
which was pretty closeto what your draft
mentioned. Then, the researchers called |ocal
realtors to determine how many homes in the
median price range were actually on the marke
was amazed to learn that only a handful of suc
homes were for salein the entire Flathead Valle

PART 2
How do you propose to ma

PART 1

Staff disagrees with this comment. The scope, and
the level of specificity and detail in the 2006
Growth Policy precludes detailed the execution of
housing studies. Data rel ati ng to affordable housing

I"G.16 and Policies P.16.1 through
P.16.5. This goal and subsequent policies are
ended to promote an increase in availability of

shown in Figure 3.4 fO C
(48%), followed by the 4 age-bracket (44%),
then | am not sure the gréwth would continue at the
rate show in Figure 3.5. My reason is that the oldest
group, the over 85, would naturally suffer from
attrition. The next group, the “Baby Boomers”, if
you will, have invested for their futures with second
homes, and will eventualy, as they age, may look
for warmer climates, to be closer to family or need
assisted living. For the younger groups there are no
guarantees for the dream homes their older siblings
or parents enjoyed with the threatened decline of
Socia Security and loss of defined retirement
benefits. | will not dwell on this, but anyone

Much of the information regarding demographicsin
the county was obtained from the US Census
Bureau. The population projection shown in Figure
3.5 was obtained from NPA Data Service, Inc, a
firm which has ca culated the population projections
for all Montana counties. A multitude of factors can
influence population projections and as projections
are estimates of future change, their accuracy can
vary. Demographic trends over the past 30 years
indicate that the county’ s population will continue
to increase. Projecting future popul ation trends
cannot be accomplished without utilizing
information regarding past popul ation trends— that
isthe nature of the science of population
projections.
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interested can find some enlightenment in a book
called “Rich Dad’'s Prophecy” by Robert T.
Kiyosaki. But my point isthat | don’t think you can
define population projections based upon past
experience. Today's younger worker heading for his
retirement will not have many of the advantages the
older generations had. Hopefully Flathead County
will be ableto attract enough new businessto
sustain a population growth so each generation will
be able to enjoy their “Golden Pond”.

On the other hand, homes have become very
expensive and many people can not afford to buy or
rent aplaceto live when they arein thelow or very
low-income bracket. My other concern is when the
new appraisa's of homes are factored in the taxes
for 2009, how many |ow-income people, who do
own homes, are going to be able to pay their
property taxes? Many of our adult children would
liketo livein this valley but can no longer afford to.

Goal G.16 and Policies P.16.1 through P.16.5
address increasi ng afforgabl e housing opportunities
in the county.

PART 1

p.31: P.15.4: | would add one word, to read:
“Promote and respect the culture, heritage and
history of all Flathead County residents.” There
have been many in recent times who have taken i
upon themselves to define what makes a “true
Montanan, or a“true” local resident. Semantics
know, but that one word fixes the statement.

PART 2
Along the samelines, | thi
qualifies as more than “r,
36).

PART 3
A general com

does not further clarify the extent of
nomogeneity of the county’s population.

Pemographic trends over the past 30 years indicate
that the county’ s population will continue to
increase. Projecting future popul ation trends cannot
be accomplished without utilizing information
regarding past population trends —that is the nature
of the science of population projections. A
multitude of factors can influence population
projections and as proj ections are estimates of
future change, their accuracy can vary. The

popul ation projections used in the 2006 Growth
Policy was obtained from NPA Data Service, Inc, a
firm which has cal cul ated the popul ation projections
for al Montana counties.

Affordable Housing (P.16.2). The county would be
well-served if policies that addressed affordable
housing were moved up on the priority list. Long
considered a purely social service issue, affordable
housing is now widely-recognized as aworkforce
and economic development issue as well.
Interviews with local CEO’ sindicate that housing
affordability is a growing impediment to the
attraction of workers — particularly entry level
workers.

Prioriti zing the implementation of policiesin the
2006 Growth Policy will be strongly determined by
the public and political will and the resources
available to the county.
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Also recognize the need for Affordable Housing
Task Force, pages 38, 39.

No revisions suggested.

PART 1

Chapter 3 (Demographics and Housing), Page 35,
Discussion of seasona housing

Thetext states, “ Seasonal residents require al the
local services and infrastructure that full time
residents require.” The discussion showsthereisa
strong demand for seasonal homes by stating the
number of seasona homes increased by 42% from
1990 to 2000, versus an increase of 29% for total
housing units. | would argue that seasonal housing
is by and large good for Flathead County and the
text should be expanded to acknowledge the
differences in demands between seasonal and year-
round housing.

Seasonal housing provides jobs to those empl oyed
in the building materials, construction and support
industries such as loggers, mill workers, forest
managers, concrete pourers, landscapers, truckers,
etc. Seasonal residents reguire public services such
as police protection and garbage disposa forthe
most part only during select seasons (ski s
July - August, and hunting season). These residel
also support hospitals, recreation centers and
performing arts centers as well asice cream stands
restaurants, art galleries and toug
businesses. Typicaly s
dollar homes that suppo

akesit tough if
you are afamily '@ looking for a
home, but great if
increase traffic cong
bodies. Seasona residentSare also “not from here’
and sometimes have différent ideas as to how land
and resources should be managed. But by and
large, | think seasonal residents should be courted
dueto the generally positive fiscal benefit they
provide to the overall tax base.

PART 2

Specificaly, the subdivision regulations should be
expanded to account for the differences in seasonal
versus year round popul ations within devel opment
projects. | think there are clear differencesin
impacts related to vehicle trip generation, loca

PART |
No revisions suggested. The 2006 Growth Policy
neither states that seasona housing is good nor bad.

PART 2

Implementing a strategy viathe subdivision
regulations to separately evaluate the impacts of
seasona housing vs. full time residencesis not
within the scope of the 2006 Growth Policy.
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services, public facilities, agriculture, wildlife and
the fiscal health of the area. When the demand for
seasonal residences eventually declines, it would
then be appropriate to plan for all homesto be year-
round residences, but ignoring the differencesin
both negative and positive impacts from seasona
residentsis short sighted and not in the fiscal best
interest of Flathead County.

Has anyone in the County government ever
considered the granting of a permit to build a
privilegeif al the conditions are met rather than just
aright? Are there any safeguardsto follow up to a
building site with several visits verify the devel oper
is obeying what conditions were granted upon
approval ?

Please refer to Policy P.16.6.

PART 1

The demographic chapter may focus too heavily on
housing needs. This may be a discussion more
appropriate to the cities where affordable workforce
housing and housing choices may be a priority —
being close to services, etc.

PART 2
To that end, this chapter failstg
the rural demand for second

dequately address
homes that fit

brackets. It
Se in impacts by an
increasing population a areas might be

less than expected.

ing avail ability of
was a reoccurring

.16 and

through P.16.5 seek to promote
g inthe county Partlcularly,

with this comment. The 2006
neither states that seasonal housing
s good nor bad.

Include a policy that requires devel opers of major
subdivisionsto provide afive to ten peercent
number of affordable housing unitsin the
development.

Staff disagrees with this comment. Requiring the
creation of affordable housing is not a consistent
with the comments received regarding housing in
the county.

Please see Policy P.16.1.

The section of the draft Growth Policy on housing is
weak. Basically, there should be amix of housing
aternatives and densities in sync with public and
utility services available. With demographics
showing an aging popul ation over at least the next
20-30 years, access to hedth care, certain types of

Staff disagrees with this comment. Please see
policiesP.16.1 through P.16.5
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housing, and transportation alternatives may be
planning considerations.

How are you planning to prevent building housing
behind you? Itiscaled zoning. The crowded
housing is going to wreck the lake.

No revisions suggested.

Chap 3- Demographics and Housing

We need to track housing so we can answer the
question “ Do we have enough housing in the
county?

Goal- determine if the housing in the county meets
the need for future population increases.

Policy- track the amount of housing in the
community and compare it to anticipated population
increases to determine if the amount and type of
housing is adequate.

Please see policy P.16.6 as a building department
would be the department responsible for tracking
the quantity and type of housing in the county.

PART 1

PAGE 32 —P.16.2 —Add “and working with other
governmental jurisdictions, especialy the three
incorporated areas” after “committee”.

PART 2
PAGE 38 & 39 — | am concerned about these
numbers not providing an accurate reflection of\irte
affordability. There are anumber of extremely
expensive houses being built and sold to out of
county residents. Their incomeissightfully not

would the “Median Hgme
the top five percent of house
provide atruer picture of the

alties for home pricein the county from 2000
jArough 2003 is provided in the document Economic
and Demographic Analysis of Montana, Volume 111:
Housing Profile Montana State University, 2005. If
the mean value were used for the year 2003, for
example, the mean housing pricesin the county was
calculated as $221,856 compared to $159,000.

PART 3

Page 42, para. 1, sentence 1 “...good, average, fair,
poor, very poor, and unsound. Housing rated good,
very good, or excellent in Flathead County
comprises 37% of the existing stock;....”

PART 1
Add the following paragraph to the
INTRODUCTION, page 31:

AS THE POPULATION GROWS, THE IMPACT
OF HOUSING ON SERVICES AND
INFRASTRUCTURE, AND THE IMPORTANCE
OF WEIGHING TAXPAER COSTSIN
DETERMINING HOUSING DEVELOPMENT
LOCATIONS, BECOME CRITICAL.
CURRENTLY, 69% OF THE POPULATION OF

PART 1

Staff disagrees with this comment. Theimpacts
attributed to growth described in this comment are
not specific to Chapter 3
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FLATHEAD COUNTY RESIDE OUTSIDE OF
INCORPORATED AREAS. THISHASHAD
HARMFUL EFFECTSIN A NUMBER OF
WAYS. PUBLICHEALTH ISTHREATENED
FROM THE PROLIFERATION OF SEPTIC
SYSTEMSAND WELLS. THE COUNTY'S
ABILITY TO BUILD AND MAINTAIN ROADS,
PROVIDE ADEQUATE LAW ENFORCEMENT
AND FIRE PROTECTION, WASTE
COLLECTION, ETC., HAVE BEEN
STRETCHED. THE SPREAD OF WEEDS FROM
NEW DEVELOPMENTS TO NEIGHBORING
PRODUCTIVE FARMSHAS HURT FARM
PRODUCTION AND RAISED FARMING
COSTS. COUNTY RESIDENTS PRIDE THEIR
RURAL QUALITY OF LIVEBUT SEEIT
DISAPPEARING BEFORE THEIR EYESAS
MORE AND MORE RURAL LAND IS
DEVELOPED. MANY

PART 2
ENLIGHTENED JURISDICTIONS
THROUGHOUT THE NATION HAVE
ESTABLISHED GROWTH BOUNDARIESJO
PRESERVE THEIR QUALITY OF LIFE A
USE SCARCE RESOURCES IN THE MOST
EFFICIENT MANNER. ASAN ALTERNATIN
DIRECTING NEW DEVELOPMENT TOWARD
INCORPORATED AREAS IS AN

SERVICES AND INF

this comment. The proposed
Stent with the existing goals and
22006 Growth Policy.

dal isnote
policiesin th

PART 1
All quotations used by Admerican Dream Montana
(ADM) are directly taken from the draft county
growth policy (DCGP). Whenever quote marks are
used in thisanalysis, the statement is adirect quote,
goal or policy as stated in the proposed DCGP.

Chapter 3

Page 32, P.16.6

ADM comment: Thiswas rejected by the Flathead
County Electorate. Delete

PART 2

PART 1

Staff disagrees with this comment. Comments from
those participating in the public process for the
creation of the 2006 Growth Policy indicated a
desire for the possibility of the establishment of a
building department.

PART 2
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Page 32, G.16

ADM comments. This Growth Policy says nothing

of substance about addressing the issue of

“Affordable Housing”. We suggest the Planning
Board reviews its own work on this subject prior to
itsremoval from the preparation of the New Growth
Policy. Affordable Housing must be defined as

Property & Home Ownership!

Staff disagrees with this comment.

PART 1

Residential Development and Community
Character

Draft Growth Policy 16.3 Page 32

DEMOGRAPHICS & HOUSING CHAPTER 3:
Promote the devel opment of affordable single and
multi-family housing in areas of prime service
networks including adequate transportation grid,

public sewer, public water, direct accessto
recreation, suitable topography, accessto

commercia goods and services and of an urban

character.

ADDITIONAL POLICY Adapted from 2003
Y ellowstone County Growth Policy Plan Page 153
Chapter 5 Policy V.2: Provide incentivesfor

affordable housing projectsby reducing

infrastructure and permitting requirement

where appropriate.

ADDITIONAL POLICY Adapted from 2003

Gallatin County Growth Poli
Plan Policy 6: Ensurethal

which providesa hig
in avariety of residentia
health and safety, mini

iving environment
et tings, protects public
izeslocal gover nment
services, costs, and preserves natur al resour ces.

PART 1

No revisions suggested.

No revisions suggested.
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PART 3 PART 3
Page 31 See policy P.16.2.
Policy 15.4

Culture and heritage should give mention to the
custom and culture of living in rura areas of
Flathead County.

DRAFT GROWTH POLICY: DEMOGRAPHICS
AND HOUSING CHAPTER 3

Goal 15 Page 31: DEMOGRAPHICS AND
HOUSING

Promote a diver se demographic of residents.
Comment: Key to promoting diverse housing is
knowing what you have and what you need.
RECOMMENDATION:

Add (New) Palicy: The County shall maintain

basdline data on current land uses, land use
changes and land use needs based on population
growth and other factorsto establish a basisfor
future land use needs. (adapted from policies
submitted to the county planning office and
recommended for inclusion in the county growth
policy by Flathead County Friends of Agriculture a
local group of agriculture producers)
Add (New) Pdlicy: The County shall coordi
with the three cities to collect data and maintaif
baseline data on current land uses, land use
changes and land use needs based on population
growth and other factorsto establish a basisfor
futureland use needs.

PART 4

Policy 16.3 Page 32 DEM G isions suggested.
HOUSING CHAPTER 3

affordable housing is a growing concern for families
and individuals within Flathead County. The county
should work to provide policiesthat outline
incentives for the development of affordable
housing as well as agreater discussion of long term
housing goals.

RECOMMENDATION: Strengthen Policy 16.3
with the inclusion of the following two policies.

Add (New) Policy: Provideincentives for
affordable housing projects by reducing
infrastructure and permitting requirements where
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appropriate. (From 2003 Y ellowstone County
Growth Policy, Chapter 5, Page 153, Policy V.2)
Add (New) Pdlicy: Ensure that low and moderate
income housing units are dispersed among other
housing units. (from 2003 Gallatin County Growth
Policy Chapter 3, Page 153, Policy 6)

PART 5

Policy 16.4 Page 32 DEM OGRAPHICS &
HOUSING CHAPTER 3

Consider locational needs of various housing types
with regard to proximity of employment and access
to transportation and public services.
RECOMMENDATION: Replace Policy 16.4 with
the following policy.

Add (New) Policy: Encourage a residential land
use pattern which provides a high quality living
environment in a variety of residential settings,
protects public health and safety, minimizes |ocal
government services costs, and preserves natural
resources. (from 2002 Missoula County, Growth

Policy Plan Page 3, Policy 9)

PART 6
Policy 16.5 Page 32 DEMOGRAPHICS AND
HOUSING CHAPTER 3

Promote the rehabilitation of
historical/architecturally sig

otivate rehabilitation
publicized (from 1987
Policy Chapter 12, Page

Places and tax incent
should be emphasized al
Flathead County Growt
56, Palicy 12.8)

PART 7

RECOMMENDATION: Add policiesthat address
re-subdivision and in-fill as potential planning
techniques created in order to meet loca housing
needs.

Add (New) Policy: Encourage re-subdivision and
in-fill of low density residential patternswithin or
adjacent to urban areas with adequate services

PART 5
No revisions suggested.

Amend P.16.5 to read: Promote the rehabilitation
and preservation of historical and/or architecturally
ignitficant structures for the purpose of conversion

0 housi ng through implementation methods such as
zoning regulations and subdivision regulations.

PART 7
No revisions suggested.
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that provide adequate buffers and design features
to retain neighborhood character (adapted from
2002 Missoula County Growth Policy, Page 3,
Policy 11)

PART 8 PART 8

| wanted to say also policy 16.4 on page 32 isa very | Thank you for your comment.
good one. Proximity of housing to transportation
and public servicesis extremely important,
especially in consideration of rising gas prices.
Affordable housing must be in an area with nearby
services so that residents can afford the cost of
living in that area.
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