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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2V Employmentl3l Earnings/4/ Employmentl5/
(dollars) (dollars) (jobs) (dollars) (jobs)

1111 AO Oilseed farming 1.3410 0.1757 6.3390 1.7289 1.4824

1111BO Grain farming 1.3148 0.1697 5.8870 1.7137 1.5141

111200 Vegetable and melon farming 1.2821 0.2371 11.1162 1.3953 1.2172

1113A0 Fruit farming 1.3203 0.3015 13.6761 1.3543 1.2072

111335 Tree nut farming 1.2998 0.3153 11.1502 1.3083 1.2604

111400 Greenhouse and nursery production 1.1875 0.3266 12.8539 1.1640 1.1147

111910 Tobacco farming 1.2872 0.2164 9.6641 1.4478 1.2391

111920 Cotton farming 1.3927 0.2310 8.8439 1.7361 1.5465

1119A0 Sugarcane and sugar beet farming 1.0000 0.0000 0.0000 0.0000 0.0000
1119B0 All other crop farming 1.3342 0.1793 6.3488 1.7166 1.4859

112100 Cattle ranching and farming 1.5441 0.1984 6.6572 2.0034 1.7075
112300 Poultry and egg production 1.9419 0.2512 6.3431 2.5240 2.3123

112A00 Animal production, except cattle and poultry and eggs 1.6985 0.2199 6.8651 2.2204 1.8160
113A00 Forest nurseries, forest products, and timber tracts 1.3037 0.1922 5.6501 1.9560 3.0493

113300 Logging 1.4543 0.2558 6.5900 1.5265 1.5647

114100 Fishing 1.0000 0.0000 0.0000 0.0000 0.0000

114200 Hunting and trapping 1.2173 0.1688 10.2844 1.6541 1.3671

115000 Agriculture and forestry support activities 1.3003 0.4945 23.2907 1.2051 1.1042

211000 Oil and gas extraction 1.0000 0.0000 0.0000 0.0000 0.0000

212100 Coal mining 1.3572 0.2797 4.5772 1.4615 1.7201

212210 Iron ore mining 1.0000 0.0000 0.0000 0.0000 0.0000
212230 Copper, nickel, lead, and zinc mining 1.0000 0.0000 0.0000 0.0000 0.0000

2122A0 Gold, silver, and other metal ore mining 1.0000 0.0000 0.0000 0.0000 0.0000

212310 Stone mining and quarrying 1.3414 0.3248 6.4806 1.3756 1.4519
212320 Sand, gravel, clay, and refractory mining 1.2953 0.3277 6.1031 1.2968 1.3954

212390 Other nonmetallic mineral mining 1.3772 0.2804 5.8670 1.5024 1.6041

213111 Drilling oil and gas wells 1.0000 0.0000 0.0000 0.0000 0.0000

213112 Support activities for oil and gas operations 1.3523 0.4259 8.0990 1.3116 1.3690

2131 1A Support activities for other mining 1.4780 0.4293 11.3132 1.5682 1.7267

2211 A0 Power generation and supply 1.2100 0.2333 3.5047 1.3342 1.7796

221200 Natural gas distribution 1.0980 0.1483 2.2590 1.2377 1.5056

221300 Water, sewage and other systems 1.2954 0.3134 7.2099 1.3823 1.4684

230000 Construction 1.5812 0.5016 14.2652 1.4426 1.4218

311111 Dog and cat food manufacturing 1.8779 0.2397 5.3098 2.5451 2.8164

311119 Other animal food manufacturing 1.7805 0.2307 5.4996 2.4501 2.3658

311211 Flour milling 1.4426 0.2007 4.5572 2.1311 2.2435
311212 Rice milling 1.0000 0.0000 0.0000 0.0000 0.0000
311213 Malt manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

311221 Wet corn milling 1.0000 0.0000 0.0000 0.0000 0.0000
311222 Soybean processing 1.5808 0.1945 4.2999 2.0650 2.9082

311223 Other oilseed processing 1.0000 0.0000 0.0000 0.0000 0.0000

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE.--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.



RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDusTRY Final Demand Direct Effect

Output/l/ Earnings/2l Employmentl3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

311225 Fats and oils refining and blending 1.9706 0.2468 5.7020 2.6207 2.8191
311230 Breakfast cereal manufacturing 1.5880 0.2362 4.6557 2.5079 3.5477
311310 Sugar manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311320 Confectionery manufacturing from cacao beans 1.0000 0.0000 0.0000 0.0000 0.0000
311330 Confectionery manufacturing from purchased chocolate 1.3146 0.1912 4.7724 1.7197 1.6818
311340 Nonchocolate confectionery manufacturing 1.3615 0.2292 5.2659 1.6028 1.6139
311410 Frozen food manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311420 Fruit and vegetable canning and drying 1.0000 0.0000 0.0000 0.0000 0.0000

311511 Fluid milk manufacturing 1.4730 0.1806 4.4416 1.8961 2.1069
311512 Creamery butter manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311513 Cheese manufacturing 1.4320 0.1765 4.6117 1.8743 1.9549
311514 Dry, condensed, and evaporated dairy products 1.0000 0.0000 0.0000 0.0000 0.0000
311520 Ice cream and frozen dessert manufacturing 1.4434 0.2109 5.6207 1.8727 1.7409
311611 Animal, except poultry, slaughtering 1.4486 0.1688 5.2471 1.7927 1.7186
311612 Meat processed from carcasses 1.4778 0.1993 5.2667 1.9251 1.8818
311613 Rendering and meat byproduct processing 1.3501 0.1828 4.2685 1.6696 1.7398
311615 Poultry processing 2.3699 0.3340 10.0203 2.6322 2.0958
311700 Seafood product preparation and packaging 1.0000 0.0000 0.0000 0.0000 0.0000

31181A Bread and bakery product, except frozen, manufacturing 1.3898 0.3227 8.8967 1.3393 1.2875
311813 Frozen cakes and other pastries manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311821 Cookie and cracker manufacturing 1.4620 0.2530 5.6446 1.7030 1.7882
311822 Mixes and dough made from purchased flour 1.5734 0.2114 4.9984 2.0845 2.0687
311823 Dry pasta manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

311830 Tortilla manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311911 Roasted nuts and peanut butter manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311919 Other snack food manufacturing 1.4898 0.2252 5.1853 1.9186 1.9802
311920 Coffee and tea manufacturing 1.6008 0.2464 5.7352 2.6168 2.4249
311930 Flavoring syrup and concentrate manufacturing 1.1726 0.1352 1.9964 1.4357 2.0084
311941 Mayonnaise, dressing, and sauce manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
311942 Spice and extract manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

311990 All other food manufacturing 1.5533 0.2479 6.2591 1.8445 1.7821
312110 Soft drink and ice manufacturing 1.5114 0.2034 4.2607 2.0455 2.3801
312120 Breweries 1.0000 0.0000 0.0000 0.0000 0.0000

312130 Wineries 1.3284 0.1919 5.4605 1.8296 1.6061
312140 Distilleries 1.2620 0.1615 2.6937 1.6400 2.2100
312210 Tobacco stemming and redrying 1.0000 0.0000 0.0000 0.0000 0.0000
312221 Cigarette manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
312229 Other tobacco product manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
313100 Fiber, yarn, and thread mills 1.8828 0.3071 8.3728 2.2253 1.9567
313210 Broadwoven fabric mills 1.8474 0.3430 9.2843 1.9469 1.8242
313220 Narrow fabric mills and schiffli embroidery 1.6694 0.3937 12.0885 1.5401 1.3841

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE.--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2/ Employment/3/ Earnings/4/ Employmentl5/
(dollars) (dollars) (jobs) (dollars) (jobs)

313230 Nonwoven fabric mills 1.8286 0.3019 6.0008 2.0576 2.4206
313240 Knit fabric mills 1.8939 0.3392 9.4849 1.9938 1.8186
313310 Textile and fabric finishing mills 1.8526 0.3214 8.4749 2.1691 2.0874
313320 Fabric coating mills 1.7344 0.3077 8.3967 1.9082 1.7178
314110 Carpet and rug mills 1.9798 0.2868 7.3868 2.7144 2.5089
314120 Curtain and linen mills 1.8262 0.3127 9.6513 2.0998 1.7938
314910 Textile bag and canvas mills 1.7035 0.3911 11.8467 1.5949 1.4681
314992 Tire cord and tire fabric mills 1.9234 0.3000 6.8024 2.3114 2.2379

31499A Other miscellaneous textile product mills 1.6902 0.3471 11.0560 1.7007 1.4960
315111 Sheer hosiery mills 1.8471 0.3873 11.8679 1.7476 1.5420
315119 Other hosiery and sock mills 1.7812 0.3883 12.5634 1.6913 1.5126
315190 Other apparel knitting mills 1.0000 0.0000 0.0000 0.0000 0.0000
315200 Cut and sew apparel manufacturing 1.7002 0.3353 10.7536 1.8149 1.6210
315900 Accessories and other apparel manufacturing 1.6726 0.3789 13.0202 1.6156 1.4334
316100 Leather and hide tanning and finishing 1.5870 0.2323 7.6356 1.8296 1.6437
316200 Footwear manufacturing 1.7010 0.3606 13.3460 1.7260 1.4156
316900 Other leather product manufacturing 1.4787 0.3007 10.6910 1.4811 1.3216
321113 Sawmills 1.8929 0.3066 8.4565 2.3084 2.1699
321114 Wood preservation 2.0774 0.3062 7.8327 3.1122 3.2620
32121A Veneer and plywood manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
32121 B Engineered wood member and truss manufacturing 1.7346 0.3508 10.4148 1.7543 1.6281
321219 Reconstituted wood product manufacturing 1.7681 0.3030 6.9765 1.9583 2.0421
321911 Wood windows and door manufacturing 1.7100 0.3558 10.2860 1.7367 1.6404
321912 Cut stock, resawing lumber, and planing 1.9105 0.3342 10.4698 2.1473 1.8306

321918 Other millwork, including flooring 1.8377 0.3668 10.5366 1.8684 1.7544
321920 Wood container and pallet manufacturing 1.7891 0.3776 13.0437 1.7204 1.4798
321991 Manufactured home, mobile home, manufacturing 1.6865 0.3250 9.3706 1.8051 1.6298
321992 Prefabricated wood building manufacturing 1.7737 0.3655 10.8323 1.8522 1.7053
321999 Miscellaneous wood product manufacturing 1.6583 0.3842 12.1734 1.5946 1.4452
322110 Pulp mills 1.7665 0.3145 5.8312 2.0404 3.1472
3221A0 Paper and paperboard mills 1.6121 0.2563 4.6713 2.0240 2.8914
322210 Paperboard container manufacturing 1.7905 0.3146 6.4720 1.9052 1.9015
32222A Coated and laminated paper and packaging materials 1.7355 0.2705 5.5472 2.1979 2.4188

32222B Coated and uncoated paper bag manufacturing 1.7865 0.3175 7.3008 1.9803 1.8412
322225 Flexible packaging foil manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
322226 Surface-coated paperboard manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

322231 Die-cut paper office supplies manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
322232 Envelope manufacturing 1.7722 0.3703 7.8102 1.7540 1.7785
322233 Stationery and related product manufacturing 1.7730 0.2751 6.1523 2.2948 2.1660
322291 Sanitary paper product manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
322299 All other converted paper product manufacturing 1.6087 0.3005 7.0747 1.7542 1.6555

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE.--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2/ Employment/3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

32311A Commercial printing 1.5620 0.3814 8.9315 1.4799 1.4474
323116 Manifold business forms printing 1.5743 0.2942 6.4199 1.6950 1.7661
323117 Books printing 1.5050 0.3735 9.2056 1.4175 1.3583
323118 Blankbook and looseleaf binder manufacturing 1.5801 0.3320 10.3144 1.6768 1.5254
323121 Tradebinding and related work 1.3911 0.4652 18.5936 1.2576 1.1486
323122 Prepress services 1.2434 0.4594 8.5109 1.1847 1.2441
324110 Petroleum refineries 1.0000 0.0000 0.0000 0.0000 0.0000
324121 Asphalt paving mixture and block manufacturing 1.4284 0.2349 4.4588 1.9725 2.3909
324122 Asphalt shingle and coating materials manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
324191 Petroleum lubricating oil and grease manufacturing 1.4826 0.2866 4.8592 1.6774 2.1472
324199 All other petroleum and coal products manufacturing 1.2072 0.2729 3.9727 1.2876 1.5588
325110 Petrochemical manufacturing 1.5566 0.2098 3.5259 2.4051 3.9706
325120 Industrial gas manufacturing 1.3675 0.2129 3.5725 1.8630 2.3780

325130 Synthetic dye and pigment manufacturing 1.4782 0.2458 4.1366 1.9083 2.5215
325180 Other basic inorganic chemical manufacturing 1.4546 0.2448 4.0968 1.9141 2.6678
325190 Other basic organic chemical manufacturing 1.6459 0.2351 4.1177 2.5090 3.8088
325211 Plastics material and resin manufacturing 1.7092 0.2238 3.9219 2.5660 3.5850
325212 Synthetic rubber manufacturing 1.5844 0.2274 4.2516 2.1217 2.4473
325221 Cellulosic organic fiber manufacturing 1.5980 0.2958 4.6275 1.8090 2.5401
325222 Noncellulosic organic fiber manufacturing 1.6793 0.2690 4.9530 2.1654 2.5772
325311 Nitrogenous fertilizer manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
325312 Phosphatic fertilizer manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
325314 Fertilizer, mixing only, manufacturing 1.3508 0.1771 3.8866 2.0298 2.0808
325320 Pesticide and other agricultural chemical manufacturing 1.4398 0.1854 3.3308 2.1256 2.8852
325400 Pharmaceutical and medicine manufacturing 1.3733 0.2075 3.2840 1.7843 2.5063
325510 Paint and coating manufacturing 1.6704 0.2492 4.6750 2.1463 2.5064
325520 Adhesive manufacturing 1.6356 0.2538 5.0464 2.0988 2.3333
325611 Soap and other detergent manufacturing 1.5641 0.2099 3.9451 2.4066 3.1066
325612 Polish and other sanitation good manufacturing 1.4838 0.2083 4.1289 2.1346 2.5539
325613 Surface active agent manufacturing 1.7057 0.2416 4.1557 2.3520 3.2987
325620 Toilet preparation manufacturing 1.4227 0.1910 4.3247 2.0706 2.1272
325910 Printing ink manufacturing 1.6370 0.2593 4.5613 2.0414 2.5273
325920 Explosives manufacturing 1.2757 0.3214 5.9065 1.2802 1.3950

325991 Custom compounding of purchased resins 1.7181 0.2625 5.2166 2.0171 2.1627
325992 Photographic film and chemical manufacturing 1.4171 0.2451 4.6338 1.6554 1.9031
325998 Other miscellaneous chemical product manufacturing 1.5901 0.2541 4.7980 2.0888 2.4834
326110 Plastics packaging materials, film and sheet 1.7590 0.2830 6.5292 1.9602 1.8554
326120 Plastics pipe, fittings, and profile shapes 1.7934 0.2937 6.3821 1.9758 1.9254
326130 Laminated plastics plate, sheet, and shapes 1.0000 0.0000 0.0000 0.0000 0.0000
3261 AO Foam product manufacturing 1.7127 0.2841 7.2432 1.9066 1.7042
326160 Plastics bottle manufacturing 1.7845 0.2887 6.6543 1.9719 1 .8942

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE.--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.



RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/I Earnings/- Employment/3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) • (dollars) (jobs)

326192 Resilient floor covering manufacturing 1.4947 0.2352 5.6612 1.6948 1.5777

32619A Plastics plumbing fixtures and all other plastics products 1.6410 0.3336 8.7448 1.5961 1.4648

326210 Tire manufacturing 1.6846 0.3166 6.4204 1.7426 1.9279
326220 Rubber and plastics hose and belting manufacturing 1.5828 0.3028 7.6213 1.6633 1.5872

326290 Other rubber product manufacturing 1.6148 0.3315 8.2050 1.6262 1.5622

327111 Vitreous china plumbing fixture manufacturing 1.3780 0.3543 7.8272 1.3536 1.3848
327112 Vitreous china and earthenware articles manufacturing 1.4007 0.4067 16.0804 1.3340 1.1800

327113 Porcelain electrical supply manufacturing 1.4736 0.3946 9.2485 1.4583 1.4877

327121 Brick and structural clay tile manufacturing 1.4111 0.3629 8.0191 1.3963 1.4493

327122 Ceramic wall and floor tile manufacturing 1.4712 0.3680 8.9458 1.4448 1.4200

32712A Clay refractory and other structural clay products 1.0000 0.0000 0.0000 0.0000 0.0000
327125 Nonclay refractory manufacturing 1.3788 0.2956 6.6684 1.4792 1.5392

327213 Glass container manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

32721A Glass and glass products, except glass containers 1.4848 0.3065 6.6538 1.5753 1.6414
327310 Cement manufacturing 1.4291 0.2123 4.0979 1.8581 2.2016

327320 Ready-mix concrete manufacturing 1.6562 0.3203 7.3091 1.8387 1.8477

327331 Concrete block and brick manufacturing 1.5385 0.3498 8.0404 1.5767 1.6087

327332 Concrete pipe manufacturing 1.5589 0.3525 8.8400 1.5814 1.5479
327390 Other concrete product manufacturing 1.5210 0.3786 9.2820 1.4823 1.4596

327410 Lime manufacturing 1.5377 0.2964 5.7624 1.7469 2.0175

327420 Gypsum product manufacturing 1.6283 0.2513 5.1089 2.1770 2.5727
327910 Abrasive product manufacturing 1.4558 0.2735 6.1639 1.6232 1.7205
327991 Cut stone and stone product manufacturing 1.5236 0.4144 11.9022 1.4695 1.3721

327992 Ground or treated minerals and earths manufacturing 1.3088 0.2252 4.8071 1.4865 1.5924

327993 Mineral wool manufacturing 1.4655 0.2888 6.2661 1.5574 1.6368

327999 Miscellaneous nonmetallic mineral products 1.5008 0.2972 6.2173 1.6046 1.7220

331111 Iron and steel mills 1.5067 0.2531 4.4878 1.9187 2.5846

331112 Ferroalloy and related product manufacturing 1.4315 0.2283 4.4331 1.7272 1.9262
331210 Iron, steel pipe and tube from purchased steel 1.4667 0.2360 4.9657 1.7273 1.7692

331221 Rolled steel shape manufacturing 1.6197 0.2324 4.7052 2.2950 2.6560
331222 Steel wire drawing 1.5046 0.2613 5.2774 1.7077 1.8227

331311 Alumina refining 1.0000 0.0000 0.0000 0.0000 0.0000

331312 Primary aluminum production 1.0000 0.0000 0.0000 0.0000 0.0000

331314 Secondary smelting and alloying of aluminum 1.4734 0.2147 4.7620 2.2998 2.5144
331315 Aluminum sheet, plate, and foil manufacturing 1.5796 0.2098 4.0852 2.2475 3.0139

331316 Aluminum extruded product manufacturing 1.4801 0.2532 5.6518 1.6359 1.6821

331319 Other aluminum rolling and drawing 1.5006 0.1874 4.3143 2.0082 1.9791
331411 Primary smelting and refining of copper 1.0000 0.0000 0.0000 0.0000 0.0000

331419 Primary nonferrous metal, except copper and aluminum 1.0000 0.0000 0.0000 0.0000 0.0000

331421 Copper rolling, drawing, and extruding 1.3222 0.1813 3.6158 1.7138 1.9489

331422 Copper wire, except mechanical, drawing 1.8866 0.2987 6.0662 2.2983 2.6110

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5: Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2/ Employmentl3/ Earningsi4/ Employmenti5/
(dollars) (dollars) (jobs) (dollars) (jobs)

331423 Secondary processing of copper 1.0000 0.0000 0.0000 0.0000 0.0000
331491 Nonferrous metal, except copper and aluminum, shaping 1.5437 0.2544 5.2698 1.8356 2.0195
331492 Secondary processing of other nonferrous 1.4367 0.2494 5.3356 1.8163 1.9761
331510 Ferrous metal foundries 1.4061 0.3788 7.7238 1.3833 1.4634
33152A Aluminum foundries 1.5469 0.3754 8.9943 1.4788 1.4590
33152B Nonferrous foundries, except aluminum 1.5247 0.3807 9.8619 1.4682 1.4145
332111 Iron and steel forging 1.4650 0.3083 6.7423 1.5195 1.5466
332112 Nonferrous forging 1.0000 0.0000 0.0000 0.0000 0.0000
332114 Custom roll forming 1.5858 0.2833 7.3076 1.7675 1.6128
33211A All other forging and stamping 1.5232 0.3612 9.2755 1.4740 1.4031
332211 Cutlery and flatware, except precious, manufacturing 1.3671 0.2470 5.5902 1.5586 1.5889
332212 Hand and edge tool manufacturing 1.4218 0.3579 7.9246 1.4022 1.4283
332213 Saw blade and handsaw manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
332214 Kitchen utensil, pot, and pan manufacturing 1.6639 0.3261 8.4790 1.9118 1.7872
332311 Prefabricated metal buildings and components 1.6689 0.3311 8.2200 1.7670 1.6576
332312 Fabricated structural metal manufacturing 1.5456 0.3060 6.9487 1.6344 1.6614
332313 Plate work manufacturing 1.4242 0.3704 8.1333 1.3475 1.3679
332321 Metal window and door manufacturing 1.5143 0.2981 7.4978 1.5538 1.4742
332322 Sheet metal work manufacturing 1.4752 0.3551 9.2015 1.4087 1.3471
332323 Ornamental and architectural metal work manufacturing 1.4847 0.3455 9.2427 1.4432 1.3586
332410 Power boiler and heat exchanger manufacturing 1.4660 0.3470 8.0001 1.4278 1.4330
332420 Metal tank, heavy gauge, manufacturing 1.4982 0.3463 7.8799 1.4750 1.4882
332430 Metal can, box, and other container manufacturing 1.8634 0.2685 6.2431 2.3874 2.2633
33299A Ammunition manufacturing 1.4696 0.3623 6.9877 1.4882 1.6678
332994 Small arms manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
332995 Other ordnance and accessories manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
332500 Hardware manufacturing 1.4484 0.3127 7.6130 1.4922 1.4668
332600 Spring and wire product manufacturing 1.4921 0.3363 8.4990 1.4736 1.4262
332710 Machine shops 1.4329 0.4629 11.8879 1.3415 1.3052
332720 Turned product and screw, nut, and bolt manufacturing 1.3882 0.3699 8.6288 1.3416 1.3552
332811 Metal heat treating 1.3763 0.3117 7.2377 1.3957 1.3878
332812 Metal coating and nonprecious engraving 1.5067 0.2909 6.9674 1.5502 1.4907
332813 Electroplating, anodizing, and coloring metal 1.4044 0.4347 12.1801 1.2794 1.2272
332910 Metal valve manufacturing 1.4581 0.3073 6.6536 1.5519 1.6242
332991 Ball and roller bearing manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
332996 Fabricated pipe and pipe fitting manufacturing 1.4712 0.3145 8.1113 1.5025 1.4203
332997 Industrial pattern manufacturing 1.3094 0.5060 13.0849 1.2078 1.1852
332998 Enameled iron and metal sanitary ware manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
332999 Miscellaneous fabricated metal product manufacturing 1.5092 0.3342 8.9068 1.5121 1.4260
333111 Farm machinery and equipment manufacturing 1.5607 0.2818 6.7598 1.9072 1.8298
333112 Lawn and garden equipment manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earningst2/ Employment/3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

333120 Construction machinery manufacturing 1.6426 0.2917 6.1319 2.0556 2.2558

333131 Mining machinery and equipment manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

333132 Oil and gas field machinery and equipment 1.0000 0.0000 0.0000 0.0000 0.0000

333210 Sawmill and woodworking machinery 1.4941 0.3646 7.8649 1.5137 1.5704

333220 Plastics and rubber industry machinery 1.0000 0.0000 0.0000 0.0000 0.0000

333291 Paper industry machinery manufacturing 1.4550 0.3451 6.6909 1.5003 1.6511

333292 Textile machinery manufacturing 1.4635 0.3761 8.6406 1.4589 1.4744

333293 Printing machinery and equipment manufacturing 1.4380 0.3639 7.2007 1.4712 1.6103

333294 Food product machinery manufacturing 1.4918 0.3725 7.6557 1.5053 1.6130

333295 Semiconductor machinery manufacturing 1.5217 0.2831 6.2345 1.8712 1.9848

333298 All other industrial machinery manufacturing 1.5379 0.3720 7.4149 1.5441 1.6796

33331A Automatic vending, commercial laundry and drycleaning machinery 1.5858 0.3150 7.6004 1.7214 1.6790

333313 Office machinery manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

333314 Optical instrument and lens manufacturing 1.4716 0.3741 7.4682 1.4517 1.5560

333315 Photographic and photocopying equipment manufacturing 1.5327 0.2713 5.7072 1.9371 2.1994

333319 Other commercial and service industry machinery manufacturing 1.5510 0.3460 7.3834 1.6034 1.6737

333411 Air purification equipment manufacturing 1.4831 0.3306 8.5567 1.5091 1.4220

333412 Industrial and commercial fan and blower manufacturing 1.4495 0.3340 8.0699 1.4663 1.4316

333414 Heating equipment, except warm air furnaces 1.3937 0.2959 8.0427 1.4595 1.3689

333415 AC, refrigeration, and forced air heating 1.6307 0.3090 6.9948 1.8943 1.9299

333511 Industrial mold manufacturing 1.3914 0.5048 11.1575 1.2563 1.2809

333512 Metal cutting machine tool manufacturing 1.4185 0.3560 8.3335 1.4569 1.4426

333513 Metal forming machine tool manufacturing 1.3804 0.3700 7.7892 1.3701 1.4160

333514 Special tool, die, jig, and fixture manufacturing 1.3769 0.4857 11.0504 1.2700 1.2721

333515 Cutting tool and machine tool accessory manufacturing 1.3920 0.4064 8.4849 1.3228 1.3669

33351 A Rolling mill and other metalworking machinery 1.3884 0.3504 6.5217 1.4127 1.5640

333611 Turbine and turbine generator set units manufacturing 1.4732 0.2802 5.4931 1.7292 1.9901

33361 A Speed changers and mechanical power transmission equipment 1.4059 0.3453 7.8408 1.4264 1.4319

333618 Other engine equipment manufacturing 1.6390 0.2813 6.5665 2.2287 2.1663

333911 Pump and pumping equipment manufacturing 1.5070 0.3390 6.4993 1.6054 1.8192

333912 Air and gas compressor manufacturing 1.4734 0.2955 6.6069 1.6703 1.7091

333913 Measuring and dispensing pump manufacturing 1.5310 0.3250 8.2684 1.7231 1.6425

333921 Elevator and moving stairway manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

333922 Conveyor and conveying equipment manufacturing 1.4460 0.3590 7.5005 1.4365 1.4967

333923 Overhead cranes, hoists, and monorail systems 1.5694 0.3141 6.9417 1.7514 1.8014

333924 Industrial truck, trailer, and stacker manufacturing 1.6509 0.3255 7.5424 1.9456 1.8935

333991 Power-driven handtool manufacturing 1.4691 0.2670 5.5226 1.7636 2.0242

333992 Welding and soldering equipment manufacturing 1.5245 0.3242 7.6833 1.5833 1.5413

333993 Packaging machinery manufacturing 1.3775 0.3635 6.9764 1.3697 1.4619

333994 Industrial process furnace and oven manufacturing 1.3998 0.3321 6.8818 1.4408 1.5050

333995 Fluid power cylinder and actuator manufacturing 1.4021 0.3579 8.3017 1.4135 1.4111

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Outputtl/ Earnings/2/ Employment/3/ Earnings/4/ Employment/5l
(dollars) (dollars) gobs) (dollars) (jobs)

333996 Fluid power pump and motor manufacturing 1.4625 0.3526 6.7653 1.5410 1.7105
33399A Scales, balances, and miscellaneous general purpose machinery 1.4739 0.3619 7.9821 1.4834 1.5178
334111 Electronic computer manufacturing 1.4693 0.2174 4.0967 2.1720 2.6007

334112 Computer storage device manufacturing 1.3020 0.2308 3.5758 1.5351 1.9631
334113 Computer terminal manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
334119 Other computer peripheral equipment manufacturing 1.5405 0.3365 5.4820 1.6948 2.2388

334210 Telephone apparatus manufacturing 1.3441 0.2386 4.0198 1.5887 2.0103
334220 Broadcast and wireless communications equipment 1.3363 0.2857 3.8877 1.4417 2.0287

334290 Other communications equipment manufacturing 1.4278 0.3502 6.6626 1.4673 1.6354
334300 Audio and video equipment manufacturing 1.5336 0.2574 5.4805 2.0547 2.3450
334411 Electron tube manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
334413 Semiconductors and related device manufacturing 1.2564 0.2144 3.8343 1.5374 1.7849

33441 A All other electronic component manufacturing 1.4338 0.3298 7.7335 1.5018 1.4949

334510 Electromedical apparatus manufacturing 1.4320 0.3613 5.7549 1.4314 1.7435
334511 Search, detection, and navigation instruments 1.3098 0.4182 7.9105 1.2585 1.3342

334512 Automatic environmental control manufacturing 1.4134 0.3585 7.7977 1.4289 1.4684
334513 Industrial process variable instruments 1.4053 0.3914 8.3987 1.3971 1.4831
334514 Totalizing fluid meters and counting devices 1.0000 0.0000 0.0000 0.0000 0.0000
334515 Electricity and signal testing instruments 1.3290 0.3238 5.4823 1.3764 1.5770

334516 Analytical laboratory instrument manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
334517 Irradiation apparatus manufacturing 1.5113 0.3195 5.2545 1.6628 2.2711
33451A Watch, clock, and other measuring and controlling device
manufacturing 1.4365 0.3973 7.5050 1.3952 1.5064
334611 Software reproducing 1.2200 0.3152 4.3431 1.1774 1.3334

334612 Audio and video media reproduction 1.3259 0.2914 7.4458 1.3588 1.3140
334613 Magnetic and optical recording media manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
335110 Electric lamp bulb and part manufacturing 1.5287 0.3009 6.1368 1.6595 1.7904
335120 Lighting fixture manufacturing 1.6177 0.3300 7.2229 1.8197 1.9065
335211 Electric housewares and household fan manufacturing 1.6332 0.2819 6.8418 2.0955 2.0313

335212 Household vacuum cleaner manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
335221 Household cooking appliance manufacturing 1.6710 0.2980 7.1937 2.1438 2.0909

335222 Household refrigerator and home freezer manufacturing 1.7589 0.3338 6.7453 1.9991 2.3393

335224 Household laundry equipment manufacturing' 1.0000 0.0000 0.0000 0.0000 0.0000
335228 Other major household appliance manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
335311 Electric power and specialty transformer manufacturing 1.5715 0.3122 5.8720 1.7645 2.0814
335312 Motor and generator manufacturing 1.5603 0.3182 6.7279 1.7118 1.8186
335313 Switchgear and switchboard apparatus manufacturing 1.4120 0.3000 5.1817 1.5174 1.8053
335314 Relay and industrial control manufacturing 1.5531 0.3590 8.0622 1.6139 1.6214
335911 Storage battery manufacturing 1.4537 0.2923 5.5335 1.6140 1.8875

335912 Primary battery manufacturing 1.5712 0.2532 5.3951 2.1008 2.3537
335921 Fiber optic cable manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2/ Employmentl3/ Earningsl4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

335929 Other communication and energy wire manufacturing 1.7785 0.2720 6.1884 2.1531 2.1224

335930 Wiring device manufacturing 1.4637 0.3162 7.6705 1.5414 1.4901

335991 Carbon and graphite product manufacturing 1.3388 0.2670 4.8120 1.4686 1.6960

335999 Miscellaneous electrical equipment manufacturing 1.5568 0.3561 6.8080 1.6165 1.8122

336110 Automobile and light truck manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
336120 Heavy duty truck manufacturing 1.9541 0.2958 5.9972 3.1191 3.9031

336211 Motor vehicle body manufacturing 1.8481 0.3334 7.1554 2.2678 2.4649
336212 Truck trailer manufacturing 1.8514 0.3402 7.8910 2.1082 2.0691

336213 Motor home manufacturing 1.8035 0.3053 6.6993 2.2867 2.4551

336214 Travel trailer and camper manufacturing 1.7026 0.3410 8.3433 1.8198 1.7503

336300 Motor vehicle parts manufacturing 1.6723 0.3433 6.9692 1.8667 2.0966

336411 Aircraft manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
336412 Aircraft engine and engine parts manufacturing 1.2582 0.2648 4.9805 1.3727 1.5076

336413 Other aircraft parts and equipment 1.4147 0.3972 7.2416 1.3821 1.5481

336414 Guided missile and space vehicle manufacturing 1.5212 0.3534 5.0662 1.7087 2.3991

33641A Propulsion units and parts for space vehicles and guided missiles 1.4369 0.4659 7.1522 1.3825 1.5597

336500 Railroad rolling stock manufacturing 1.5760 0.3020 6.2928 1.8730 1.9903

336611 Ship building and repairing 1.0000 0.0000 0.0000 0.0000 0.0000

336612 Boat building 1.6116 0.3176 7.3537 1.6584 1.6708
336991 Motorcycle, bicycle, and parts manufacturing 1.6007 0.3254 6.6193 1.8085 1.9699
336992 Military armored vehicles and tank parts manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

336999 All other transportation equipment manufacturing 1.7064 0.2682 5.4638 2.3148 2.7806

337110 Wood kitchen cabinet and countertop manufacturing 1.5741 0.3699 11.7447 1.5004 1.3750
337121 Upholstered household furniture manufacturing 1.8809 0.4159 12.5796 1.7805 1.6220
337122 Nonupholstered wood household furniture manufacturing 1.6129 0.3715 12.7963 1.5490 1.3521
337124 Metal household furniture manufacturing 1.5355 0.3249 10.5262 1.5453 1.3634

337127 Institutional furniture manufacturing 1.4823 0.3342 9.5674 1.4762 1.3894

33712A Other household and institutional furniture 1.6916 0.3544 10.9068 1.6153 1.4051

337211 Wood office furniture manufacturing 1.5395 0.3635 10.2018 1.4863 1.4116

337212 Custom architectural woodwork and millwork 1.3895 0.4124 11.5109 1.2726 1.2417
337214 Office furniture, except wood, manufacturing 1.5329 0.3116 7.7681 1.6033 1.5907
337215 Showcases, partitions, shelving, and lockers 1.4974 0.3668 10.1652 1.4148 1.3475

337910 Mattress manufacturing 1.8125 0.3270 9.0307 2.1454 1.9860
337920 Blind and shade manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
339111 Laboratory apparatus and furniture manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000

339112 Surgical and medical instrument manufacturing 1.3858 0.3269 5.3401 1.4120 1.7150
339113 Surgical appliance and supplies manufacturing 1.4282 0.3065 5.3036 1.4912 1.7742
339114 Dental equipment and supplies manufacturing 1.3690 0.3361 6.6709 1.3909 1.4640
339115 Ophthalmic goods manufacturing 1.4133 0.3416 6.6960 1.4343 1.5884

339116 Dental laboratories 1.2997 0.4212 9.1216 1.2276 1.2449
339910 Jewelry and silverware manufacturing 1.3572 0.2794 7.0931 1.5089 1.4714

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE.--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS 11 Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earningst2/ Employment/3/ Earningst4/ Employment&
(dollars) (dollars) gobs) (dollars) gobs)

339920 Sporting and athletic goods manufacturing 1.7130 0.3418 7.3294 1.8935 2.1234

339930 Doll, toy, and game manufacturing 1.5827 0.3056 6.1660 1.6668 1.8871

339940 Office supplies, except paper, manufacturing 1.4383 0.2825 5.6918 1.5247 1.6675

339950 Sign manufacturing 1.59341 0.4298 8.9886 1.43141 1.5356

339991 Gasket, packing, and sealing device manufacturing 1.5275 0.3623 6.6108 1.4231 1.5999
339992 Musical instrument manufacturing 1.4504 0.3857 8.0799 1.4093 1.5153

339994 Broom, brush, and mop manufacturing 1.0000 0.0000 0.0000 0.0000 0.0000
339995 Burial casket manufacturing 1.3729 0.2463 5.1496 1.4783 1.5960
33999A Buttons, pins, and all other miscellaneous manufacturing 1.5920 0.3544 7.8774 1.5694 1.6373
420000 Wholesale trade 1.2804 0.3845 7.9518 1.2635 1.3978
4AOOOO Retail trade 1.3094 0.4071 16.8086 1.2637 1.1616

481000 Air transportation 1.3072 0.3556 7.6911 1.3721 1.7963

482000 Rail transportation 1.3688 0.3525 6.0789 1.3824 1.6354
483000 Water transportation 1.4547 0.2792 6.0674 1.9435 2.2036

484000 Truck transportation 1.4991 0.3815 10.3981 1.5449 1.5127

485AOO Transit and ground passenger transportation 1.3983 0.5075 29.6267 1.2847 1.1032

486000 Pipeline transportation 1.4351 0.3705 6.9165 1.5818 2.2214

48AOOO Scenic and sightseeing transportation and support activities for
transportation 1.3794 0.4748 10.0399 1.3313 1.4114

492000 Couriers and messengers 1.2519 0.4164 12.9875 1.2074 1.1971
493000 Warehousing and storage 1.2513 0.5216 15.1350 1.1341 1.1343

511110 Newspaper publishers 1.3125 0.4315 12.7837 1.2186 1.1566
511120 Periodical publishers 1.3757 0.34331 7.4694 1.3941 1.4359

511130 Book publishers 1.2928 0.2786 6.1271 1.4104 1.5281
5111 AO Database, directory, and other publishers 1.2638 0.2737 6.0208 1.3405 1.3954

511200 Software publishers 1.2235 0.4178 6.2755 1.2016 1.5554
512100 Motion picture and video industries 1.2459 0.3216 9.1322 1.2579 1.2473

512200 Sound recording industries 1.2615 0.2145 5.3500 1.5111 1.6157
613100 Radio and television broadcasting 1.3108 0.3766 6.0026 1.3003 1.4479

513200 Cable networks and program distribution 1.3590 0.3035 5.6212 1.4139 1.5606
513300 Telecommunications 1.3153 0.2944 5.3756 1.4135 1.6327
514100 Information services 1.2829 0.6093 12.8875 1.1540 1.2407

514200 Data processing services 1.2418 0.5474 9.6626 1.1613 1.3233

52AOOO Monetary authorities and depository credit intermediation 1.1745 0.2654 6.1287 1.2477 1.3476
522AOO Nondepository credit intermediation and related activities 1.2371 0.2874 5.7119 1.3435 1.6252

523000 Securities, commodity contracts, investments 1.2163 0.4998 9.8507 1.1647 1.2302
524100 Insurance carriers 1.4017 0.3584 7.2010 1.4712 1.5215
524200 Insurance agencies, brokerages, and related 1.1571 0.3709 7.7125 1.1503 1.1917
526000 Funds, trusts, and other financial vehicles 1.2827 0.2051 4.0317 1.9617 2.1848
531000 Real estate 1.2648 0.1731 6.3150 1.7151 1.5877
S00800 Owner-occupied dwellings 1.1883 0.0461 1.2643 0.0000 0.0000

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN: Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE. --Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix 6 identifies the
industries corresponding to the entries.
SOURCE. --Regional Input-Output Modeling System (RIMS 11), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for. Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect
Output/l/ Earningsl2/ Employment/3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

532100 Automotive equipment rental and leasing 1.2541 0.2148 5.7516 1.4987 1.6221

532A00 General and consumer goods rental except video tapes and discs 1.2354 0.3432 8.8318 1.2523 1.3245

532230 Video tape and disc rental 1.2584 0.2536 13.8883 1.2796 1.1247

532400 Machinery and equipment rental and leasing 1.2056 0.2322 4.9923 1.3483 1.5934

533000 Lessors of nonfinancial intangible assets 1.0163 0.0955 1.3717 1.0514 1.1083

541100 Legal services 1.1908 0.5932 9.3388 1.1098 1.2269

541200 Accounting and bookkeeping services 1.1898 0.5933 17.2567 1.1073 1.1176

541300 Architectural and engineering services 1.2255 0.5133 11.7706 1.1811 1.2646

541400 Specialized design services 1.2654 0.4523 20.9986 1.2279 1.1393

541511 Custom computer programming services 1.1898 0.5954 10.3266 1.1164 1.2649

541512 Computer systems design services 1.2223 0.6092 10.8718 1.1422 1.3196
54151 A Other computer related services, including facilities management 1.2917 0.3662 8.0458 1.3313 1.5633

541610 Management consulting services 1.2226 0.5772 15.1495 1.1355 1.1994

5416A0 Environmental and other technical consulting services 1.2118 0.4801 13.4061 1.1709 1.2104

541700 Scientific research and development services 1.3119 0.5586 10.5098 1.1861 1.3195

541800 Advertising and related services 1.2363 0.4061 9.1102 1.2104 1.3182

541920 Photographic services 1.2567 0.4436 9.6127 1.1974 1.3166

541940 Veterinary services 1.4045 0.5114 10.4726 1.2619 1.3915
5419A0 All other miscellaneous professional and technical services 1.1650 0.2254 3.9688 1.3069 1.7283

550000 Management of companies and enterprises 1.2386 0.4628 7.4424 1.1656 1.2624

561300 Employment services 1.0605 0.5329 28.3209 1.0387 1.0222

561500 Travel arrangement and reservation services 1.3579 0.4717 13.2155 1.3048 1.2942

561100 Office administrative services 1.2137 0.5091 11.4081 1.1672 1.2809

561200 Facilities support services 1.1559 0.4898 16.1360 1.1165 1.1225

561400 Business support services 1.2220 0.3983 14.3383 1.2090 1.1826

561600 Investigation and security services 1.1428 0.5581 27.5503 1.0879 1.0551

561700 Services to buildings and dwellings 1.3319 0.4465 23.0365 1.2789 1.1672

561900 Other support services 1.2591 0.3547 12.1031 1.2627 1.2282
562000 Waste management and remediation services 1.4010 0.3894 10.2763 1.3965 1.4299

611100 Elementary and secondary schools 1.3431 0.5472 24.6175 1.1783 1.1186

611 AOO Colleges, universities, and junior colleges 1.3380 0.5491 19.0135 1.1689 1.1552

611 BOO Other educational services .1.2968 0.3771 16.9283 1.3032 1.1995

621 AOO Offices of physicians, dentists, and other health practitioners 1.2114 0.5768 10.4256 1.1248 1.2244

.621600 Home health care services 1.2320 0.5853 19.9704 1.1301 1.1216

621 0OO Other ambulatory health care services 1.3829 0.5162 13.2044 1.2763 1.3390
622000 Hospitals 1.3452 0.5224 13.6569 1.2182 1.2650

623000 Nursing and residential care facilities 1.3169 0.5874 25.1860 1.1723 1.1510

624400 Child day care services 1.3332 0.4316 36.4991 1.2328 1.0752

624A00 Social assistance, except child day care services 1.3768 0.5348 28.2193 1.2227 1.1109

711100 Performing arts companies 1.2240 0.4735 31.1952 1.1577 1.0763

711200 Spectator sports 1.1660 0.5834 16.6999 1.0915 1.1042

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA;,Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE.--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE.--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 1.4 Total Multipliers for Output, Earnings, and Employment by Detailed Industry

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2V Employment/3/ Earnings/4/ Employment/5/
(dollars) (dollars) (jobs) (dollars) (jobs)

71 1A00 Promoters of performing arts and sports and agents for public figures 1.1933 0.4074 25.5024 1.1687 1.0937

711500 Independent artists, writers, and performers 1.3175 0.4475 12.8746 1.2646 1.4003

712000 Museums, historical sites, zoos, and parks 1.4358 0.4799 15.9020 1.3280 1.3165

713940 Fitness and recreational sports centers 1.3533 0.4865 30.7208 1.2146 1.0859

713950 Bowling centers 1.3158 0.4561 30.3655 1.2078 1.0763

713A00 Other amusement, gambling, and recreation industries 1.2671 0.4625 23.6304 1.1771 1.0893

7211A0 Hotels and motels, including casino hotels 1.2378 0.4123 17.5930 1.1769 1.1085

721A00 Other accommodations 1.3408 0.3120 14.0977 1.3862 1.2170

722000 Food services and drinking places 1.3781 0.4610 31.5644 1.2163 1.0780

8111A0 Automotive repair and maintenance, except car washes 1.5244 0.4094 15.8437 1.4439 1.2683

811192 Car washes 1.2346 0.3709 30.4310 1.2086 1.0655

811200 Electronic equipment repair and maintenance 1.2548 0.4737 14.4829 1.1650 1.1500

811300 Commercial machinery repair and maintenance 1.2401 0.4213 13.2143 1.1736 1.1496

811400 Household goods repair and maintenance 1.2623 0.3292 14.7330 1.2654 1.1614

812100 Personal care services 1.2630 0.4343 24.6983 1.1915 1.1005

812200 Death care services 1.4144 0.4103 15.4066 1.3184 1.2077

812300 Drycleaning and laundry services 1.2955 0.4490 22.0734 1.2025 1.1128

812900 Other personal services 1.3130 0.2235 9.5004 1.5743 1.3301

813100 Religious organizations 1.1970 0.5602 26.1335 1.0839 1.0531

813A00 Grantmaking and giving and social advocacy organizations 1.4224 0.4651 16.8205 1.3978 1.3403

813B00 Civic, social, professional and similar organizations 1.4632 0.4946 20.9430 1.3344 1.2006

491000 Postal service 1.1547 0.5545 10.8607 1.0802 1.1294

SOOAOO Other government enterprises 1.4640 0.3602 9.6354 1.5429 1.4978

HOOOOO Households 0.0000 0.0000 0.0000 0.0000 0.0000

12

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL;
Morgan, AL; Catoosa, GA; Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy,

TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore, TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to
final demand by the industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
output delivered to final demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output
delivered to final demand should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of
earnings paid directly to households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to
the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix B identifies the
industries corresponding to the entries.
SOURCE.--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.



RIMS 11 Multipliers (1997/2004)
Table 2.4 Total Multipliers for Output, Earnings, and Employment by Industry Aggregation

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/l/ Earnings/2/ Employmentt3/ Earnings/4/ Employment&
(dollars) (dollars) Oobs) (dollars) Qobs)

1. Crop and animal production 1.8216 0.2518 7.9939 2.3542 1.8793

2. Forestry, fishing, and related activities 1.4334 0.2891 10.2232 1.4720 1.4039

3. Oil and gas extraction 1.0000 0.0000 0.0000 0.0000 0.0000

4. Mining, except oil and gas 1.34071 0.3125 5.7494 1.3769 1.5013

5. Support activities for mining 1.4371 0.4273 9.8691 1.4625 1.5921

6. Utilities* 1.2090 0.2321 3.5337 1.3314 1.7585

7. Construction 1.5793 0.5005 14.1433 1.4394 1.4097

8. Wood product manufacturing 1.7971 0.3404 10.0412 2.0140 1.9585

9. Nonmetallic mineral product manufacturing 1.5109 0.3205 7.3118 1.6018 1.6464

10. Primary metal manufacturing 1.4442 0.2517 5.0303 1.6923 1.8881

11. Fabricated metal product manufacturing 1.4907 0.3428 8.1574 1.4720 1.4489

12. Machinery manufacturing 1.5557 0.3142 7.0076 1.6766 1.6991

13. Computer and electronic product manufacturing 1.4061 0.2628 4.8974 1.6113 1.8126

14. Electrical equipment and appliance manufacturing 1.6362 0.3029 6.3425 1.8863 2.0124

15. Motor vehicle, body, trailer, and parts manufacturing 1.6831 0.3320 6.1485 1.8349 2.1999

16. Other transportation equipment manufacturing 1.5181 0.3622 6.2556 1.5661 1.7941

17. Furniture and related product manufacturing 1.5294 0.3587 10.8510 1.4702 1.3592

18. Miscellaneous manufacturing 1.5482 0.3277 6.4878 1.5855 1.7770

19. Food, beverage, and tobacco product manufacturing 1.7895 0.2721 7.1224 2.1092 2.1616

20. Textile and textile product mills 1.9519 0.2891 7.5486 2.3226 2.0889

21. Apparel, leather, and allied product manufacturing 1.7587 0.3586 11.8626 1.6937 1.5045

22. Paper manufacturing 1.7103 0.2918 5.7299 2.0105 2.4799

23. Printing and related support activities 1.5537 0.3907 9.2017 1.4540 1.4310

24. Petroleum and coal products manufacturing 1.4593 0.2695 4.4479 1.7290 2.3707

25. Chemical manufacturing 1.6337 0.2406 4.2865 2.2579 3.0152

26. Plastics and rubber products manufacturing 1.6705 0.3112 7.2943 1.7239 1.6699

27. Wholesale trade 1.2798 0.3834 7.8611 1.2599 1.3818

28. Retail trade 1.3087 0.4043 16.6580 1.2560 1.1512

29. Air transportation 1.3022 0.3546 7.8351 1.3682 1.8299

30. Rail transportation 1.3592 0.3514 6.1518 1.3782 1.6550

31. Water transportation 1.4422 0.2802 6.3343 1.9509 2.3005

32. Truck transportation 1.4948 0.3810 10.4076 1.5431 1.5141

33. Transit and ground passenger transportation* 1.3990 0.5061 29.5086 1.2811 1.0988

34. Pipeline transportation 1.4370 0.3709 6.7602 1.5835 2.1713

35. Other transportation and support activities* 1.2235 0.4940 11.9706 1.1443 1.1770

36. Warehousing and storage 1.2496 0.5175 14.9662 1.1251 1.1217

37. Publishing including software 1.2968 0.4075 8.7016 1.2333 1.2815

38. Motion picture and sound recording industries 1.2537 0.2883 7.9059 1.2894 1.2721

39. Broadcasting and telecommunications 1.3234 0.3071 5.4758 1.3879 1.5642

40. Information and data processing services 1.2512 0.5502 10.5864 1.1543 1.2647

41. Federal Reserve banks, credit intermediation and related services 1.1827 0.2658 5.6522 1.2465 1.3751

42. Securities, commodity contracts, investments 1.2155 0.4968 9.7599 1.1578 1.2189

43. Insurance carriers and related activities 1.4047 0.3567 7.1956 1.4066 1.4396

(Continued)

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL; Morgan, AL; Catoosa, GA;
Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy, TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore,

TN; Sequatchie, TN
*Includes Government enterprises.
1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to final demand by the

industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of output delivered to final
demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output delivered to final demand
sho uld be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of earnings paid directly to
households employed by the industry corresponding to the entry.
5. Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to the entry.
NOTE-Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix C identifies the industries corresponding to
the entries.
SOURCE. --Regional Input-Output Modeling System (RIMS 11), Regional Economic Analysis Division, Bureau of Economic Analysis.
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RIMS II Multipliers (1997/2004)
Table 2.4 Total Multipliers for Output, Earnings, and Employment by Industry Aggregation

Bellefonte (EXOGENOUS)

Multiplier

INDUSTRY Final Demand Direct Effect

Output/li Earnings/2/ Employment/3/ Earnings/4/ Employment/5I
(dollars) (dollars) (jobs) (dollars) (jobs)

44. Funds, trusts, and other financial vehicles 1.2849 0.2030 3.9588 1.9413 2.1452
45. Real estate 1.2124 0.0874 2.8867 2.5301 2.1196
46. Rental and leasing services and lessors of intangible assets 1.1787 0.2114 5.7834 1.2957 1.3397
47. Professional, scientific, and technical services 1.2430 0.5136 10.8938 1.1688 1.2570
48. Management of companies and enterprises 1.2382 0.4594 7.3688 1.1572 1.2499
49. Administrative and support services 1.1883 0.4802 21.5808 1.1275 1.0870

50. Waste management and remediation services 1.4036 0.3896 10.4634 1.3973 1.4560
51. Educational services 1.3299 0.5124 19.7874 1.1733 1.1355
52. Ambulatory health care services 1.2394 0.5659 11.3314 1.1340 1.2077

53. Hospitals and nursing and residential care facilities 1.3428 0.5332 16.1070 1.1954 1.2083
54. Social assistance 1.3573 0.4819 30.8342 1.2193 1.0905
55. Performing arts, museums, and related activities 1.2965 0.4622 18.5067 1.2189 1.1716

56. Amusements, gambling, and recreation 1.2921 0.4647 26.0807 1.1814 1.0807
57. Accommodation 1.2538 0.3994 17.0611 1.1906 1.1157
58. Food services and drinking places 1.3882 0.4605 31.4919 1.2150 1.0755
59. Other services* 1.3674 0.4175 17.2640 1.2810 1.1652
60. Households 0.0000 0.0000 0.0000 0.0000 0.0000

2

Region Definition: Blount, AL; Cherokee, AL; Cullman, AL; DeKalb, AL; Etowah, AL; Jackson, AL; Limestone, AL; Madison, AL; Marshall, AL; Morgan, AL; Catoosa, GA;
Chattooga, GA; Dade, GA; Floyd, GA; Gordon, GA; Walker, GA; Whitfield, GA; Coffee, TN; Franklin, TN; Grundy, TN; Hamilton, TN; Lincoln, TN; Marion, TN; Moore,

TN; Sequatchie, TN
Includes Government enterprises.

1. Each entry in column 1 represents the total dollar change in output that occurs in all industries for each additional dollar of output delivered to final demand by the
industry corresponding to the entry.
2. Each entry in column 2 represents the total dollar change in earnings of households employed by all industries for each additional dollar of output delivered to final
demand by the industry corresponding to the entry.
3. Each entry in column 3 represents the total change in number of jobs that occurs in all industries for each additional 1 million dollars of output
delivered to final demand by the industry corresponding to the entry. Because the employment multipliers are based on 2004 data, the output delivered to final demand

should be in 2004 dollars.
4. Each entry in column 4 represents the total dollar change in earnings of households employed by all industries for each additional dollar of earnings paid directly to
households employed by the industry corresponding to the entry.
5, Each entry in column 5 represents the total change in number of jobs in all industries for each additional job in the industry corresponding to the entry.
NOTE--Multipliers are based on the 1997 Benchmark Input-Output Table for the Nation and 2004 regional data. Appendix C identifies the industries corresponding to

the entries.
SOURCE.--Regional Input-Output Modeling System (RIMS II), Regional Economic Analysis Division, Bureau of Economic Analysis.
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INTRODUCTION

Purpose of the Study

This report provides the information needed to develop a plan of action for providing
affordable community housing in adequate amounts to support a sustainable economy in
Valley County and Adams County, Idaho. It can be used to plan, finance and develop
community housing - both rental and ownership opportunities targeting residents with
income levels not served by the private market.

This assessment of the community housing needs examines factors that impact both the
supply and demand for housing. It considers current market conditions and how they
have changed in recent years. It includes estimates of the unmet demand in 2005 for
community housing generated by recent development and projections of demand that
can be expected in the future.

The study provides information separately for each county and municipality that can be
used to tailor strategies and projects to meet the unique needs of each area. It provides
baseline data that can be updated regularly to monitor how market conditions and
housing needs change over time and evaluate progress toward meeting agreed upon
goals.

In addition, this study can be used to:

" Facilitate partnerships between public- and private-sector organizations to create
housing that is suitable and affordable for different population groups;

" Obtain construction and permanent financing from private, federal and state
lending institutions that require demographic and market information to support
grant and loan applications;

" Plan for future community housing impacts associated with anticipated
commercial and residential growth;

" Modify land use regulations and development codes to provide both incentives
and mandates for community housing; and,

" Support various other plan ni ng-related projects that can benefit from the
availability of up-to-date data including transportation studies, environmental
impact statements, school expansions, and parks/recreation plans.

Acknowledgments

This study was funded by contributions from Valley County, McCall, Donnelly, Cascade,
Adams County, Council and New Meadows. The Valley County Economic Development
Council assisted with data collection and oversight of the project. Appreciation is
extended for the numerous hours contributed by public officials, city and county staff,
employers, realtors, lenders, builders, non-profit groups, state and federal agencies, and
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Organization of the Report

This report has 11 sections as follows:

1. KEY FINDINGS - A brief synopsis of the key conclusions generated by this
study and recommendations on how to address identified housing problems.

11. DEMOGRAPHIC OVERVIEW -- A quantitative demographic summary on the
household population including number, size, composition, age and income.

Ill. THE ECONOMY - Information on jobs, seasonality in employment, jobs by
industrial sector, wages, and employment problems related to housing.

IV. HOUSING INVENTORY - Information on the supply of housing units in the region
including number, type, location, occupancy and tenure.

V. MARKET OVERVIEW -An analysis of current rental and ownership housing
market conditions and change in housing costs since 2000.

VI. COMMUNITY HOUSING - A comparison of the demand for community housing
relative to its supply taking into consideration housing that is now affordable
for owners and renters by location and type and future development of
housing for employees.

VII. SPECIAL NEEDS POPULATIONS - Information on the number of persons with
special needs and the housing-related services and facilities provided by non-
profit agencies.

VIII. DEVELOPMENT TRENDS AND FORECASTS -- Information on residential and
commercial development.

Ix. COMMUNITY HOUSING DEMAND - Quantitative estimates of the number of
community housing units now needed and how that number may change in
the future.

X. BARRIERS TO COMMUNITY HOUSING -An assessment of a wide variety of
barriers that might be faced by those who need community housing and
those that attempt to provide it for them.

X1. CONCLUSIONS AND RECOMMENDATIONS - A summary of conclusions
generated by the study and recommendations to address the identified
housing needs that are responsive to opportunities in the area.

This report is supplemented by profiles on each municipality and both counties with 2000
Census data on households and housing, a comparison of key indicators from 1990 and
2000, income estimates for 2005 and employment figures for 2000 through 2004. While
these individual community profiles provide baseline data against which change can be
measured, growth since 2003 has been so rapid compared to historical levels that trends
between 1990 and 2000 do not adequately reflect current conditions. The profiles
should therefore be interpreted with the information on changes since 2003 contained in
the main report.
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Sources and Methodology

This study incorporates information obtained from more than 50 key informant interviews
and the following sources:

* 1990 and 2000 Census, plus CHAS special tabulations and 2003 Census
population estimates for both counties and all municipalities;

* 2005 Idaho Power population estimates for Adams and Valley counties;

* 2005 Area Median Income estimates for Adams and Valley counties published by
the Department of Housing and Urban Development;

* Employment estimates and forecasts provided by the Idaho Department of
Commerce and Labor;

* Job and labor force estimates from the US Bureau of Economic Analysis;

* Building permit data from the Adams County and Valley County building
departments;

* Subdivision data from the County Assessors in both counties;

* Real estate sales data from the Mountain Central MLS;

* Rental notice records from the Star News in McCall; and,

* Data bases on commercial and residential job generation rates created by The
Housing Collaborative, of which Rees Consulting, Inc. is a member.

A list of the persons interviewed as part of this study is contained in the appendix.

Terminology

" Community Housing -- This general term is used to describe residential units that
are occupied by employees and other residents as their primary home, are
affordable for low- to moderate-income households and have restrictions that will
preserve affordability into the future. As specific housing policies and programs
are developed, the term should be more defined to target specific income levels
measured as a percentage of the AMI Occupant eligibility and deed restrictions
will be required to ensure affordability over time.

" Affordable Housing - Housing is affordable when the rent or mortgage payment
does not exceed 30% of the households' gross income.

" Disability -- A long-lasting physical, mental, or emotional condition. This condition
can make it difficult for a person to do activities such as walking, climbing stairs,
dressing, bathing, learning, or remembering. This condition canalso impede a
person from being able to go outside the home alone or to work at a job or
business.
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AMI - An abbreviation for the area median income, which is estimated annually
by the Department of Housing and Urban Development (HUD) for each county.
HUD publishes income estimates as a percentage of the median by household
size.
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1. KEY FINDINGS

There is clearly a shortage of both rental housing and homes available for purchase in
Valley and Adams counties at prices affordable for housing for low- to moderate- income
households and an inadequate supply of units available for middle-income families. This
deficiency is resulting in a labor shortage that reduces the economic benefits the region
is receiving from growth. The lack of housing will be an impediment to economic
sustainability unless development of affordable units catches up and keeps up with job-
generating growth.

Evidence of the housing shortage includes:

" Rapidly increasing housing prices. Rents have increased roughly 35% to 50%
since 2000. The median prices of homes currently listed for sale are 48% to
116% higher than the median prices of homes sold in 2004.

" Limited availability. Rental vacancies are negligible. All apartment projects are
maintaining wait lists for units as they become available. The inventory of homes
available for purchase is small; it is a seller's market where purchase prices are
close to, equal or even exceed list prices.

" Unfilled jobs. Most of the employers that were interviewed report that they have
been unable to fill jobs directly as a result of housing. Employers are finding it
necessary to provide housing for employees in order to attract and retain
employees.

" Housing is not affordable for many residents. Approximately 1,470 households in
the two-county region spend more than 30% of their gross income on their
housing payment.

" Housing costs that are higher than affordable for the typical household.
Purchase prices are generally above $150,000, which is the most that
households with incomes at 100% of the median (AMI) can afford. The median
price in 2004 was close to $200,000 in McCall and New Meadows and over
$150,000 in all areas except Cascade and Council. While rents are now
generally affordable for households with incomes at or below 80% AMI, they are
too high for renters with incomes at 50% AML

" Mobile home parks are disappearing and RV parks are being used to house
employees.

Changing demographic characteristics will impact housing needs in the future.

" There will be an increase in unrelated roommate households.

" The Hispanic population will grow creating a need for rental housing With three or
more bedrooms priced to be affordable for families with extremely low incomes.

" The relatively large senior population will also grow in the future generating high
levels of demand for services and housing for employees that provide those
services. At the same time, seniors will compete with employees for housing.
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" Incomes will increase but the percentage of households with low incomes
(approximately 40% of all households in 2000 or an estimated 2,080 households
in 2005) will probably not decrease.

" The homeownership rate will likely decrease as proportionately more households
are unable to purchase and therefore must rent.

Job-generating development, both residential and commercial, that started in early 2004
is fueling the demand for housing yet the private market has not responded by producing
a sufficient supply of units priced to be affordable for employees,

" Building permits were issued for nearly 1,800 new residential units between 2000
and May 2005. This equates to an increase in housing units of approximately
18% since the 2000 Census was conducted.

" In 2004, permits were issued for 531 new residential units in Valley County,
which is more than three times the number issued in 2000.

" The labor shortage is impacting all sectors, from restaurants and retail to
education and medical care. Employers report that all types of employees at all
levels are having difficulty finding housing.

" The greatest increase in employment has been in the construction industry with
roughly 700 to 1,000 construction workers in the region during the peak summer
season. Roughly 80% to 90% are from outside of the region and compete with
lower-wage employees for housing.

" Growth and construction will not end when Tamarack is fully built out. Ample
land is available in the rest of the region for development to continue into the
foreseeable future. The total number of lots approved but vacant and available
for development in Valley County could easily exceed 10,000 before the end of
the year.

In order to address the housing shortage, construction of new units specifically targeting
low- to middle-income households will be required.

" Based on development that has occurred since 2003, new permanent jobs have
generated demand for approximately 210 housing units. Of these, 145 units or
69% should be affordable for low- and moderate-income households and 65
units or 31 % should be target households with incomes at or above the median.
These estimates do not include permanent or temporary housing needed for
construction workers.

" If growth continues at the same level as in 2004 and the first five months of 2005,
approximately 200 additional units will be needed in the next two years.

" Based solely on the number of applications on wait lists the number of seniors
occupying low-income family apartments, 35 to 40 additional rental units for low-
income seniors are needed at this time.
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" At least 45% of the new residential units in Valley County and 60% of the homes
that will be constructed in Adams County should be occupied by residents rather
than used as seasonal/vacation homes.

" Of these primary homes, 40% of new units should be affordable for low-income
households ( 80% AMI) and 21% should be affordable for moderate- to middle-
income households (80% to 120% AMI).

Barriers to the development of community housing will be encountered including:

" Zoning which does not allow densities greater than four units per acre on most
land served by central water and sewer systems and makes construction of
housing other than single-family homes difficult;

" Public perceptions that government should not be involved in housing and that
community housing will have negative impacts on property values and
neighborhoods;

" Limited sewage treatment capacity; and,

" Lack of local funding, expertise and capacity to coordinate and implement
community housing efforts.

In order to provide a variety of housing opportunities affordable for low- to middle-income
employees and persons with special needs including seniors, a combination of tools and

.techniques will be required. A multi-faceted strategy is needed to address affordable
housing comprehensively and equitably in a manner that is both legally defensible and
acceptable to the community. Highly effective affordable housing strategies depend
upon the involvement and cooperation of the private sector, local and county
governments, employers, non-profit agencies, a local housing authority and residents
themselves. The responsibility and burden for providing affordable housing should be
widely shared. The following specific recommendations are offered:

" Create local capacity possibly through a housing authority to address current and
ongoing housing needs.

" Implement inclusionary zoning requirements requiring new subdivisions to
provide for a range of housing types and prices.

" Implement commercial and residential linkage programs that make new
development responsible for at least partially addressing the need for housing
directly generated by it.

" Faci I itate/encou rage the development of permanently-affordable, mixed-income
rental housing for year-round residents in small projects, first in Donnelly and
McCall then in other communities as growth continues.

" Work with Tamarack and construction contractors to provide housing that 'is
designed specifically for seasonal employees including resort and construction
workers.
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" Facilitate/encourage the development of entry-level homeownership
opportunities in both Adams and Valley counties that is deed restricted for
permanent affordability.

" Encourage non-profit housing organizations to develop housing and expand
housing programs in the area.

" Provide City and County gen eral funds for housing or establish a local source of
revenue specifically for community housing since new development can not be
required to address existing housing deficiencies.

" Provide publicly-owned land for community housing projects.

" Improve local record keeping systems to monitor development activity, calculate
the housing demand generated by this development, assess changes in the
housing supply, identify trends and evaluate progress toward meeting housing-
related goals.

" Modify Comprehensive Plans to provide vision, explicit goals and quantitative
objectives for community housing. Amend zoning and development codes to
include incentives for community housing development.

" Address public perceptions about community housing in a proactive manner.

" Require that community housing be provided as part of all annexations.

" Provide permanent housing for construction workers and their families to more
fully reap the economic benefits of the construction boom.

" Develop mobile home parks since additional residents of existing parks will likely
be displaced in the future.

" Develop a homebuyer education/counseling program so that employees can
qualify to purchase homes that are developed.

" Assist non-profits to provide emergency shelter and transitional housing for
victims of domestic violence, and include units targeted for persons with special
needs in all community housing projects.

" Develop rental housing for low-income seniors and explore other housing options
for retirees that will reduce the extent to which they compete with employees for
housing.
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11. DEMOORAPHIC OVERVIEW

This section of the report examines the household population in the two-county region
and demographic characteristics relevant to the understanding of housing needs in the
area. It introduces key measurements that are used throughout the remainder of the
report to qualify housing needs and examine how they might change in the future.

Population estimates have been generated for 2005 using a combination of sources.
The 2000 Census is the data source for demographic characteristics since there are no
sources of more up-to-date information. These characteristics tend to change slowly.
For example, the age distribution of the population shifts over time but in small
increments. As such, the data from 2000 should still well represent the residents of
Valley and Adams counties.

Number of Persons

At least 12,125 persons now reside in the two counties. Just over 70% of the region's
population lives in Valley County. In both counties,- the majority of the population lives in
rural unincorporated areas. Only 21% of Adams County's residents and 43% of Valley
County's citizens live in one of the incorporated municipalities. The region's two largest
cities are in Valley County -- McCall is the largest with nearly 21 % of the region's
population followed by Cascade where about 9% of the region's residents live.
Donnelly is the smallest with fewer than 150 residents.

Population Estimates

1990 2000 2003 2005
(Census) (Census) (Census) Estimate

Adams 3,254 3,476 3515 3,534
Council 831 816 765 731
New Meadows 534 533 507 489

Valle 6,109 7,651 7743 8,592
Cascade 877 997 975 1,057
Donnelly 135 138 133 143
McCall 2,005 2,084 2,207 2,524

Sources: 1990 and 2000 Census; Idaho Power (2005 estimates for Adams and Valley
County); 2005 estimates for cities projected forward from 2003 Census estimates and
correlated with 2005 Idaho Power county estimates.

It should be noted that there are no recent estimates available on the number of persons
residing in each city. None of the municipal governments or the State of Idaho publishes
up-to-date population estimates at the city level. In order to generate the population
estimates for 2005 provided in the preceding table, a combination of Census and Idaho
Power data were used. This methodology likely understates the number of persons now
residing in the region. It will take time for the Census and Idaho Power to adjust their
estimates given the surge in building activity in the area since 1993. It is acknowledged
that these estimates are not accurate, particularly in the case of Council and New
Meadows where the Census estimates for 2003 showed a decline from 2000.
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Even though it is likely that the population estimates are low since they do not take into
account the very recent growth that has occurred in the region, it is still appropriate to
use them for certain purposes provided that it is recognized that the resulting figures
probably understate the situation. The analysis of unmet housing demand contained
later in this report is not based in any way on these population figures but rather is
calculated by using job generation rates applied to development since 2003..

Number of Households

Analysis of housing demand and needs is not based on individuals but rather
households. While some of these households consist of only one person living alone,
most have multiple members. There are at least 5,266 households in the two-county
region, with 71% residing in Valley County.

Household Population Estimates

1990 Census 2000 Census 2005 Estimate
Adams County 1251 1,421 1,511

Council 319 339 338
New Meadows 207 208 192

Valley County 2404 3,208 3,755
Cascade 353 421 469
Donnelly 52 55 58
McCall 824 902 1,151

Sources: 1990 and 2000 Census; 2005 estimates equal the population in 2005 divided by the
projected 2005 household size.

Household Size

The average size of households declined throughout the two-county region between
1990 and 2000 as was generally the case throughout the nation. Households in the
McCall area are smaller than in the rest of the region while Donnelly and New Meadows,
the closest communities to McCall, have the largest households, on average. This
suggests that singles are attracted to McCall whereas most of the households in its
neighboring communities are families.

Average Household Size Estimates

1990 2000 2005
(Census) (Census) Estimate

Adams Count 2.59 2.42 2.34
Council 2.57 2.29 2.16
New Meadows 2.58 2.56 2.55

Valley Lount 2.51 2.36 2.29
Cascade 2.46 2.32 2.25
Donnelly 2.60 2.51 2.47
McCall 2.37 2.25 2.19

Sources: 1990 and 2000 Census; 2005 estimates assume that the
average household size changed at the same yearly rate between 2000
and 2005 as between 1990 and 2000.
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Renter households are often smaller than owner households since many young, single
persons rent then purchase a home when they start a family. This is the situation in
McCall, Cascade and Council but, in New Meadows, Donnelly and Adams County as a
whole, the average size of renter households is larger than owner households. This is
an indication that many renters are families.

Household Size by Own/Rent

Total Owners Renters
Adams County 2.42 2.41 2.46

Council 2.29 2.40 2.06
New Meadows 2.56 2.46 2.75

Valley County 2.36 2.38 2.30
Cascade 2.32 2.37 2.19
Donnelly 2.51 2.50 2.53
McCall 2.25 2.34 2.09

Source: 2000 Census

In communities where rental availability is limited and rents are high, unrelated
roommates are forced to live together and the size of renter households increases. By
the time that the 2010 Census is conducted, the average size of renter households will
likely be larger.

Household Composition

Most of the households in the two-county region are related families. In most
communities except Donnelly and McCall, more than half of all households are married
couples, both with and without children. In Adams County and Valley County, 9.2% of
the households are single-parent families. The percentage of single-parent families is
higher in all of the incorporated communities. It is highest in Cascade where nearly 16%
of all households have children and only one parent present. Single-parent families tend
to have the greatest difficulty of all types of households finding housing that is affordable
given their income.

Household Composition

Adams
County

Council New Valley
Meadows County

Cascade Donnelly McCall

Family households
Married-couple
Male householder/ no spouse
Female householder/ no spouse

Nonfamily households
Male householder

Living alone
Not living alone

Female householder
Living alone

72.6% 65.8% 69.2% 70.2% 67.0%
63.3% 55.5% 57.7% 60.9% 51.N_
3.5% 2.7% 3.8% 3.8% 5.7%
5.7% 7.7% 7.7% 5.4% 10.2%
27.4% 34.2% 30.8% 29.8% 33.0%
15.6% 19.5% 19.2% 16.8% 16.9%
12.8% 16.5% 14.4% 13.7% 15.0%
2.8% 2.9% 4.8% 3.1% 1.9%
11.8% 14.7% 11.5% 13.0% 16.2%
10.3% 13.6% 10.1% 11.1% 14.3%
1.5% 1.2% 1.4% 2.0% 1.9%

58.2%
-4-1 _8%

7.3%
9.10/1,
41.8%
164%
7.3%
9.1%
25ý
1 -6.-40/.
9.ý

60.9%
49.2%
3.8%
7.9%

-39.1%
20.3%
16.7%
3.5%
18.8%
16.5%
2.3%Not living alone

Source: 2000 Census
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There are relatively few roommate households in the region - 4% in Adams County and
5% in Valley County. The percentage is only slightly higher among renter households
(8% in 2000) even though most roommate households rent. This will change, however,
as limited housing availability and rising costs force unrelated individuals to live together.
The percentage of persons who live alone should decrease over time.

Household Composition, Renter Households

Persons Living Alon l o
36%

Roommate Households
8%

Family Households
56%

Source: 2000 Census

Race/Ethnicity

There were few racial/ethnic minorities living in the region in 2000. Less than 2% of
households had a Hispanic or Latino householder. The percentage was slightly higher
in Valley County than in Adams County. The remodeling of the Whitetail Lodge in the
late 1990's was the first large project to import Hispanic workers from outside of the
region. Since then, the number of jobs held by Hispanics has been increasing according
to the Job Service Office but is still probably under 5%. Obtaining accurate estimates in
the future on the Hispanic population will be difficult due to the immigration status of
some workers.

Households by Race/Ethnicity

White
Black or African Amer.
Am. Indian/Alaska
Native
Asian
Hawaiian/ Pacific
Islander
Some other race
Two or more races

Hispanic or Latino

Adams
County
96.7%
0.1%
1.4%

Council New
Meadows

97.6% 96.2%
0.0% 0.5%
1.5% 1.4%

Valley
County
97.3%
0.0%
0.7%

Cascade Donnelly McCall

96.7%
0.0%
0.5%

96.4%
0.0%
1.8%

97.6%
0.0%
0.4%

0.0% 0.0% 0.0% 0.2% 0.5% 0.0% 0.0%
0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

0.6% 0.3%
1.2% 0.6%

0.5% 0.6% 0.7% 1.8% 1.0%
1.4% 1.2% 1.7% 0.0% 1.0%

1.0% 0.6% 1.4% 1.2% 1.2% 1.8% 1.9%
Source: 2000 Census

The percentage of households with a Hispanic/Latino householder will likely continue to
increase based on trends in other western mountain resort counties. For example, the
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percentage of Hispanic households is 6.5% in Blaine County, Idaho and 14.4% in Eagle
County, Colorado (where Vail is located). This increase will affect the type of housing
needed to accommodate the workforce. Since Hispanics have larger families, they need
units with multiple bedrooms; however, since they typically hold the lowest-wage
positions, they are only able to afford very low cost housing and will sacrifice size in
order to pay less in rent. The overcrowding that results negatively impacts neighbors,
particularly in high-density developments. Rental housing with three or more bedrooms
with townhome-style designs and priced to be affordable for families with incomes at or
below 30% AMI have been very successful in other communities.

Age

Valley County has a younger population than Adams County. Approximately 59% of the
households in Valley County have a householder age 54 or younger whereas 53% of the
households in Adams County are headed by a householder in this age group.

Age Distribution - Adams and Valley Counties Compared

30.0% '

25.0% '

20.0% "

15.0% '

10.0%

5.0%

0.0%

MAdams County

EValley County

15 to 24 25 to 34 35 to 44 45 to 54 55 to 64 65 to 74 75 to 84 85 years
years years years years years years years and over

Source: 2000 Census

Both counties have a relatively high proportion of seniors. Nearly 26% of the
households in Adams County and 23% in Valley County have a householder age 65 or
older. This compares with 20% for the state of Idaho and 12% for Blaine County.
Having a high percentage of seniors relative to employee households has implications
on the need for community housing, which are presented in the SPECIAL NEEDS section
of this report.
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Age Distribution by Location

Age of Adams Council New Valley Cascade Donnelly McCall
Householder County Meadows County
15 to 24 years 2.1% 3.8% 3.8% 2.3% 2.4% 3.6% 4.2%
25 to 34 years 8.3% 9.4% 16.3% 9.5% 9.5% 18.2% 11.8%

-M-to 44 years 19.4% 19.5% 27.9% 21.2% 22.6% 23.6% 20.1%
45 to 54 years 23.4% 21.2% 19.7% 25.9% 22.6% 20.0% 26.9%
55 to 64 years 21.0% 16.2% 14.9% 18.5% 16.4% 14.5% 16.5%

74 years 15.6% 15.6% 8.2% 13.8% 15.4% 7.3% 11.1%
_7_5to 84 years 7.4% 9.7% 5.3% 7.0% 7.1% 12.7% 7.6%

85+ years 2.8% 4.4% 3.8% 1.7% 4.0% 0.0% 1.8%
Source: 2000 Census

Income

The 2000 Census measured household incomes in 1999. At that time, the median
household income ranged from around $24,000 in Council to nearly $37,000 per year in
McCall and Valley County as a whole.

Median Incomes in 1999

Median in 1999 Adams Council New Valley Cascade Donnelly McCallCounty Meadows County
Household Income $28,423 $24,375 $28,500 $36,927 $32,411 $29,583 $36,250
Owner Households $31,996 $28,333 $34,167 $39,287 $35,769 $41,250 $43,088
Renter Households $20,395 $15,568 $20,625 $27,582 $22,917 $18,125 $25,588
Family Income $32,335 $30,000 $31,042 $42,283 $37,813 $31,500 $46,420
Per Capita Income $14,908 $15,170 $11,884 $19,246 $17,330 $11,142 $18,479

Source: 2000 Census

Every year, the US Department of Housing and Urban Development (HUD) publishes
county level median income estimates for four-person families. These estimates are
then used to adjust the income levels that can be served by Federal housing subsidy
programs. According to HUD, the median family income in Valley County increased
nearly 40% between 1999 and 2005. It increased at a higher rate in Adams County -
over 42%.

Change in Median Family Income, 1999 - 2005

1999 2005 %
Chanqe

Adams County $33,500 $47,700 42.40%
Valley County $35,800 $49,900 39.40%
Source: 2000 Census and HUD
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Incomes will likely continue to rise in the area due to a combination of factors:

" Wages increase because of labor shortages;

" In migration of upper-income households seeking a resort lifestyle; and,

" Increases in incomes of persons employed in real estate development and sales.

As shown on the following table, western mountain counties with destination ski resorts
typically have very high median family incomes, typically above $70,000 in 2005.

Median Family Income Comparison

Eagle Co, CO Pitkin Co, CO Routt Co, CO Summit Co, CO Blaine Co, ID Teton Co, WY
$79,950 $97,600 $72,700 $78,350 $71,200 $76,700

Source: HUD

Incomes are higher in Valley County than in Adams County. Households living in
unincorporated Valley County and in McCall have the highest median incomes in the
region. Households in Council have the lowest incomes. The difference between the
two counties is decreasing, however, based on HUD median family income estimates.

Median Household Income in 1999

$40,000

$35,000

$30,000

$25,0130

$20,000

$15,000

Ix
$10,000

$5,000

$0

Adams County Council New Meadows Valley County Cascade Donnelly McCall

Source: 2000 Census

The following graph illustrates the distribution of incomes in both counties. There are
more households in the middle of the range than at either end. Over time, the middle
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class should decline relative to both lower-income and higher-income households. With
the creation of new low-wage retail and service positions, there will be proportionately
more low-income households. Although wages will rise at all levels due to the labor
shortage causing the median income to increase, the percentage of households with
incomes below 80% AMI will probably also increase. The percentage of upper-income
households is also likely to increase with wealthy retirees and investors attracted to the
region for the resort lifestyle, and increased business opportunities in the area,
particularly in real estate investment and development.

Income Distribution, 2000

25.0%

M Adams County

20.0% EValley County

15.0%

10.0%

5.0%

0.0% ki i!
Less than $5,000- $10,000- $15,000 - $20,000 - $25,000 - $35,000 - $50,000 - $75,000 - $100,000 - $150,000

$5,000 $9,999 $14,999 $19,999 $24,999 $34,999 $49,999 $74,999 $99,999 $149,999 or more

Source: 2000 Census

Homeowners have considerably higher incomes than renters. In 1999, approximately
one-third of renter households had annual gross incomes of $15,000 or less, Nearly
30%, however, had incomes of $35,000 or more. This indicates that mixed income
rental housing would be more appropriate than rentals serving only very low income
households.
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Income Distribution by OwnlRent
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Source: 2000 Census

Community housing programs typically base their income targets on a percentage of the
area median income (AMI). These percentages are used to segment the market by
income into categories or classifications that are used to finance and deed restrict units
for the populations most in need or least served by the free market. While incomes
change each year in absolute terms, the relative distribution within each percentile of the
AMI tends to change slowly.

Income Classifications

Category AMI
Extremely Low Income <=30%
Very Low Income 31-50%
Low Income 51-80%
Moderate Income 81-100%
Moderate/Middle Income 101-120%
Middle/Upper Income 121%+

Households with incomes equal to or less than 80% AMI are considered to have low
incomes and are typically the target of publicly-provided housing subsidies. In high cost
communities, however, households with incomes in the moderate and middle income
ranges are often not able to afford to purchase homes and may not even be able to
afford market rents.

Rees Consulting, Inc. Page 17



June 2005

The AMI estimates published each year by the Department of Housing and Urban
Development (HUD) are adjusted for household size. For example, the low income
maximums (580% AMI) in Valley County equal $31,950 for two-person households and
$39,900 for a household with four members.

Income Amounts by Percentage of Area Median Income

Adams County 50% 80% 100%
1 person $16,700 $26,700 $33,400
2 person $19,100 $30,550 $38,200
3 person $21,450 $34,350 $42,900
4 person $23,850 $38,150 $47,700
5 person $25,750 $41,200 $51,500
6 person $27,650 $44,250 $55,300
Valley County 50% 80% 100%
1 person $17,450 $27,950 $34,900
2 person $19,950 $31,950 $39,900
3 person $22,450 $35,950 $44,900
4 person $24,950 $39,900 $49,900
5 person $26,950 $43,100 $53,900
6 person $28,950 $46,300 $57,900

Source: HUD

In the two counties combined, approximately 40% of all households have low incomes.
This equates to a 2005 estimate of 2,080 households with incomes equal to or less than
80% AMI. Just over half of these households have very low or extremely low incomes.

Income by AMI, Valley and Adams Counties Combined

<=30%
10%

30-50%
11%

120%+
39%

50-80%
19%

100-120% 80-100%
11% 10%

Source: 2000 Census

Adams County has proportionately more low-income households than Valley County
(48% compared to 36%) although in absolute terms, there are more low-income
households in Valley County (1,359) than in Adams County (719).
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Households by AMI, Adams and Valley Counties Compared

45.0%
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0.0%

<=30% AMI 30-50% AMI 50-80% AMI 80-100% AMI 100-120% AMI 120%+ AMI

Source: 2000 Census

The following table provides detailed estimates on households by AMI and own/rent for
each county. This information will be needed to plan community housing projects and
programs that target specific income groups.

Households by AMI

Valley County
Extremely Low Income
Very Low Income
Low Income
Moderate Income
Moderate/Middle Income
Middle/Upper Income

Adams County
Extremely Low Income
Very Low Income
Low Income
Moderate Income
Moderate/Middle Income
Middle/Upper Income

AMI
<=30%
31-50%
51-80%

81-100%
101-120%

121%+
Total
AMI

<=30%
31-50%
51-80%

81-100%
101-120%

121%+
Total

Owners
5.7%
8.5%

17.8%
12.6%
10.5%
44.9%
100.0%

Owners
10.6%
10.6%
20.3%
0.7%
11.4%
46.4%
100.0%

Renters
17.7%
15.4%
19.3%
14.6%
10.0%
23.0%
100.0%
Renter
21.7%
21.7%
27.4%
1.3%
8.4%

19.4%
100.0%

Total
8.2%
9.9%
18.1%
13.1%
10.4%
40.4%
100.0%
Total
12.9%
12.9%
21.8%
0.8%
10.8%
40.7%
100.0%

Est. 2005 #
308
372
680
492
391

1517
3755

Est. 2005 #
195
195
329

12
163
615

1511
Source: 2000 Census and Rees Consulting, Inc. calculations
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Income figures can be transl ated into affordable rents and purchase prices. First, the
amount that is affordable for each income category is determined based on 30% of
gross income equaling the monthly affordable housing payment. For example, in Valley
County, a low-income family of three can afford a housing payment of up to $899 per
month.

Affordable Housing Payment

Adams County 50% AMI 80% AMI 100% AMI
Very Low Low Moderate

Income Income Income
1 person $418 $668 $835

2 person $478 $764 $955

3 person $536 $859 $1,073

4 person $596 $954 $1,193

5 person $644 $1,030 $1,288

6 person $691 $1,106 $1,383

Valley County 50% 80% 100%

1 person $436 $699 $873

2 person $499 $799 $998

3 person $561 $899 $1,123

4 person $624 $998 $1,248

5 person $674 $1,078 $1,348

6 person $724 $1,158 $1,448

These housing payments are then translated into affordable purchase prices. The
maximum that low-income households can afford to pay for homes ranges from $89,500
for a one-person household in Adams County to $155,100 for a six-person household in
Valley County. Since most households in the region have two or three members, the
targeted range for affordable homeownership for low-income households should
primarily be in the $100,000 to $120,000 range. Note that these are the maximum
amounts affordable for households with incomes at 80% AMI. To serve households with
incomes lower than this, purchase prices would have to be lower. Households with
incomes at 100% AMI can generally afford homes priced up to $150,000.

Affordable Purchase Prices for Low-income Households

Household Size Adams County Valley County
1 person $89,500 $93,600
2 person $102,300 $107,000
3 person $115,000 $120,400
4 person $127,800 $133,700
5 person $138,000 $144,400
6 person $148,200 $155,100
Assumes 20% of payment goes toward taxes, insurance and fees with 80% covering principal and interest
on a 30 year fixed-rate mortgage at 6.5% and down payments equaling 5% of the purchase price.
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Ill. THEECONOMY

An evaluation of employment, job growth, seasonality in employment and wages is key
to understanding both the quantity and type of employee housing needed to support a
sustainable economy. It is widely perceived that there has been significant job creation
in the last year or two and that labor shortages exist. Employers, elected officials, job
service representatives and others report many examples of unfilled positions for which
recruitment has been difficult.

A frequently heard statement when interviews were conducted in March 2005 during the
collection of information for this study was that "everything changed 12 to 14 months
ago." Preliminary job data support this, however there is a lag in information availability
that makes it difficult to document recent trends. Furthermore, information on jobs,
wages, employment and unemployment is only available at the county level. Since there
are no estimates on the number of jobs within each community, this section of the report
analyzes the economies of Valley County and Adams County in whole.

Number of Jobs

Employment is on the rise in Valley County. After the closure of the lumber mill in
Cascade in 2002, the opening of the Tamarack Resort and the development that it has
spurred has resulted in significant job growth in the county. The Idaho Department of
Commerce and Labor estimates that employment has increased by 217 jobs since 2003
and that there are now 5,975 jobs in Valley County.

Employment has also been increasing in Adams County despite a mill closure. An
estimated 50 jobs have been added since 2003 bringing total current employment in
Adams County to 2,215 jobs.

Based on the amount of construction that has taken place since 2003, it seems that the
estimates of employment gains in Valley County are likely low but are probably accurate
in Adams County where no commercial building permits have been issued since 2003.

Total Employment Estimates

Year Adams County Valley County Regional Total
2002 2147 5652. 7799
2003 2165 5758 7923
2004 2189 5865 8054
2005 2215 5975 8190
2006 2236 6079 8315
2007 2255 6187 8442
2008 2272 6285 8557
2009 2294 6389 8683
2010 2309 6496 8805

Source: Southwest Idaho Regional Economist, Idaho Commerce and Labor. Note: These estimates pertain to total
jobs in each county and do not represent other figures published by Commerce and Labor for the number of persons
living in each county who work or forjobs covered by unemployment insurance.
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The Idaho Department of Commerce and Labor projects modest gains in employment
through 2010 of about 100 jobs in Valley County each year and 20 new jobs annually in
Adams County. These projections seem low, particularly for Valley County, given the
amount of development that is now occurring (see DEVELOPMENT TRENDS AND
FORECASTS section of this report).

Seasonality in Employment

The summer months have historically been the peak employment season with
approximately 1,000 more jobs during July and August than during February and March.
The McCall office of the Idaho Department of Labor and Employment reports that there
have been labor shortages during the summer months for many years. Note that these
estimates are for positions covered by the Quarterly Census of Employment and Wages
(QCEW, formerly referred to as ES 202 data) and do not include sole proprietors and
jobs exempt from mandatory unemployment insurance.

Valley County OCEW Employment by Month:
2001-2004 (2nd quarter)
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Source: Bureau of Economic Analysis. Note: all 2004 figures are "preliminary".

The seasonal employment pattern in Adams County is similar to that in Valley County.
There are approximately 275 more employees working during the summer months, the
peak employment season, than during the winter.
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Adams County QCEW Employment by Month:
2001-2004 (2nd Quarter)
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2001 900 842 843 890 951 1013 1114 1095 1101 1010 948 868 965
2002 812 794 754 744 827 965 1061 1025 1053 991 900 856 899
2003 794 782 741 787 867 1000 1019 1066 1048 1000 915 861 907I

2004 773 784 739 7 0 873 996

Source: Bureau of Economic Analysis. Note: all 2004 figures are "preliminary".

This seasonal pattern in employment is changing, however. The change started in
December 2003 when the seasonal decline in jobs was not as great as in previous
years. In the first three months of 2004, the number of jobs held did not dip as low as
previous years before starting to rise in April. Although data are not available yet for the
winter of 2004/05, Tamarack's first season in operation, it is likely that the number of
jobs held during the historical low months far exceeded previous years. Within the next
few years, increases in jobs during the winter months should cause a very noticeable
shift in the appearance of the graph. While there will likely be increases in employment
during all months, December through March should show the most significant gains.
Employment should still decline in the fall but not as steeply as in the past due to
construction activity. The spring months-April and May, should become the period
when the job count is the lowest.

The decline in seasonality that is occurring will have positive ramifications for affordable
housing. The financial feasibility of residential development will improve as seasonal
fluctuations in occupancy levels decline. The greater the likelihood that units will remain
occupied on a year-round basis, the higher the probability that financing can be obtained
and that the developments will operate successfully.

Sector Analysis

Approximately 12% of Valley County's jobs produce goods. The rest produce services,
which are primary industry if the services import dollars into the county but secondary if
the services just circulate dollars.
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While service-producing jobs have been on the increase, goods-producing jobs declined
between 2001 and 2003. This trend is likely to continue at least into the near term
based on the type of commercial growth now occurring in Valley County. Efforts to
promote a diversified economy and create more manufacturing jobs, which are less
subject to the consequences of drought, national recessions and declines in tourism, will
be made difficult by the competition for employees that service businesses will pose.

Valley County QCEW Employment:
2001 to 2003
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*Goods-producing includes agriculture/forestry/fishing, mining, construction and manufacturing; service-
providing includes all other NAICS-defined trades.

Source: Bureau of Economic Analysis

In Valley County:

" Most job growth has been in the construction, accommodation and food services,
and arts/entertainment/recreation.

" Manufacturing had a steep decline between 2002 and 2003 with the closure of
the lumber mill in Cascade.

" The number of retail jobs has been holding steady as a percentage of total
employment. This should change in the coming years as stores open to serve
both an increase in visitors and an increase in the population that is spurred by
job growth.
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QCEW Reported Employment by Industry:
Valley County, 2001-2003
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In Adams County, the number of goods producing jobs declined only slightly from 2001
through 2003 despite a mill closure. Service producing jobs have been rising relative to
goods producing jobs although the shift in the economy has not been as great as in
Valley County.
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Adams County QCEW Employment:
2001 to 2003
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Many of the employers In Adams County have not been disclosing their industrial
classifications when filing their quarterly reports. Because of this, it is difficult to analyze
how the economy of the county might be changing. It appears that the number of retail
jobs is holding about steady. The greatest job gains between 2001 and 2003 were in the
health care and social assistance sector.
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QCEW Reported Employment by Industry:
Adams County, 2001-2003
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Source: Bureau of Economic Analysis

Interviewees reported that the most significant gains in employment since 2003 have
been in construction. Tracking the number of residents of the region employed in the
construction industry is a monumental task, however, since:

* Some crews are brought in for specific jobs and may only spend a week or two at
a time in the region;

* Labor and skill shortages require contractors to hire employees who maintain
their primary residences elsewhere while living in the region for a season;
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" The amount of construction activity has attracted contractors from Boise, Oregon
and other areas who bring crews with them and who may report employment
through their home office; and,

" Contractors and sub-contractors often pay cash for laborers and do not report
them as employees.

As of 2003, the Idaho Department of Labor and Employment estimated that 8.9% of the
jobs held in Valley County were in construction. This would equate to about 530 jobs
based on estimated 2005 total employment levels. This estimate is low. The Tamarack
Resort reports that 525 construction workers were on site during the 2004 summer
season not including those building custom estate homes. They anticipate that
construction employment will increase this year as work begins on a conference center
and employee housing, and continues on the Members Lodge and residential units. It is
likely that between 700 and 1,000 employers are working in construction in the region.

Construction activity should remain at high levels for many years to come. Although
Tamarack should be largely built out in less than 10 years, development in the nearby
communities and on lots in the unincorporated areas of both counties should continue
well beyond on-site construction at Tamarack. There is ample land available for
residential and commercial development in the region. Even if new construction is
curtailed at some point in the future due to limited land or infrastructure availability,
remodeling should generate many jobs. In other western mountain communities,
ownership of large luxury homes changes frequently with new owners often undertaking
extensive remodeling.

Wages

While wages increased overall between 2001 and 2003, increases in service providing
jobs were responsible for the gain in the average annual pay. With the loss of the Boise
Cascade mill, the average annual pay for employees holding goods-producing jobs
dropped sharply - down 13.2% from 2001 to 2003. The McCall office of the Idaho
Department of Commerce and Labor reports that wages have been noticeably
increasing since 2003 although data have not yet been published quantifying these
gains.

Average Annual Pay per Worker - Valley County

% change
2001 2002 2003 (2001-2003)

Total $21,866 $22,335 $22,262 1.8%
Service- roviding $21,387 $21,809 $22,412 4.8%
Goods-producing $24,421 $25,255 $21,206 -13.2%

Wages have also been increasing in Adams County; the increase has been greater than
in Valley County. While wages for goods producing jobs remained flat or declined
slightly between 2002 and 2003, they were up from 2001 levels.
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Average Annual Pay Per Worker - Adams County

% change
2001 2002 2003 (2001-2003)

Total $21,891 $23,297 $23,247 6.2%
Service-providin $19,296 $20,789 $20,800 7.8%
Goods-producing $26,461 $28,416 $27,902 5.4%

Wages will continue to rise. As the number of jobs increases faster than the size of the
labor force, a common occurrence in high-cost areas undergoing development where
there is insufficient housing for workers to move in the area, a labor shortage will exist.
The laws of economics dictate that wages will rise. The average wage will also increase
as the result of gains in construction employment since wages in the construction
industry are high relative to retail and service positions.

Increasing wages do not mean however that housing will become more affordable. If the
housing supply is not equal to the demand, higher incomes will force housing prices to
escalate at an even greater rate. Higher wages will, however, improve the financial
feasibility of employee housing development that is subsidized and not impacted by
rising market prices.

Commuting

Historically, there has been relatively little commuting into and out of Valley County for
work. In 2000, over 89% of persons working in Valley County also lived there. About
half of the in-commuters lived in neighboring Adams County while the rest traveled in
from other areas.

The number of county residents who commuted out for work was very similar to the
number commuting in for jobs. Over 88% of employed residents of Valley County also
work in the county. Relatively few (110 person or3.2% of the total) commuted to Adams
County. More (292 persons or 8.4%) traveled to other areas for work.

Where Residents Work and Where Workers Live
Valley County

Where Residents of Where Workers in
Year2000 Valley County Work Valley County Live

Valley Count 3,067 88.4% 3,067 89.2%
Adams Coun 110 3.2% 175 5.1%
Other 292 8.4% 197 5.7%
TOTAL 3,469 3,439
Source: 2000 Census

While the number of residents who commute out to jobs elsewhere has likely stayed
about the same or even declined with the recent job growth in Valley County, the
number of in commuters has likely risen significantly. Construction workers traveling
into the county from areas outside of the region and low-wage employees unable to find
affordable housing in Valley County are fueling the commute from Adams County.
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There have been multiple reports of new employees unable to find housing in Valley
County who have moved to New Meadows. Builders estimate that 80% to 90% of their
workers are from the Boise area, Oregon, California or other areas outside of the region.
They commute back and forth to their permanent homes every week or two.

Where Residents Work and Where Workers Live: Adams County

Where Residents of Where Workers in
Year2000 Adams County Work Adams County Live

Adams CouRty 1,027 74.7% 1,027 84.9%
Adams County 175 12.7% 110 9.1%
Other 172 12.5% 72 6.0%
TOTAL 1,374 1,209
Source: 2000 Census

There are numerous negative consequences associated with dependency on a labor
force that commutes including:

Leakage

Employees who have homes elsewhere leave the county with their paychecks. Wages
are not spent locally, sales tax is not generated and local governments do not receive
the revenue required to provide public services and infrastructure for which there is.
increasing need. Retaining wealth and maximizing the circulation of dollars that come
into an area are key principals of economic sustainability. The more that wages are
earned in the county but spent elsewhere, the less the local economy and communities
will benefit from the development and job growth that is occurring. The loss of much of
the construction payroll to areas where workers are retaining their primary homes
reduces the economic benefit the region could be receiving from the current construction
boom.

Employment Problems

As commuting increases, employers will experience increases in the frequency that
employees are late or do not show up for work often due to inclement weather, car
problems and child care issues. Turnover also increases as commuters tire of the time
and expense involved in commuting and seek employment closer to home. Tardiness,
absenteeism and turnover are direct costs to employers. Encouraging or requiring
employers to contribute to the provision of employee housing close to work would
improve economic sustainability.

Parking

Employees who commute in from homes outside of the county generally do so by car
thus necessitating that parking be provided for their vehicles. Over time, parking will
become more limited as it is not the economically highest and best use for increasingly
expensive land. Building parking spaces for employees can get very expensive,
particularly as surface options disappear and multi-level parking structures are required.
The subsidy needed to develop nearby employee housing can be less than the cost of
building parking for employees who commute.
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Family and Community

The time spent commuting to and from work is not spent taking care of family members
and volunteering for community causes. Communities where one-third or more of
employees commute report that volunteerism is low and it is often difficult to get people
to hold public office and serve on non-profit boards.

Housing Affordability

Commuting is costly and getting more expensive with gas prices nearing $2.50 per
gallon. Families who might be able to function with only one car if they lived close to
where at least one of the parents work must pay for two cars if they commute. Child
care costs are also higher for parents who commute. The more employees must pay for
commuting, the less they have available for housing. Locating housing near
employment improves its financial feasibility since employees can afford to pay more for
it. There are even mortgage programs that adjust qualifying ratios for transit-oriented
development and on-site employee housing.

Traffic Congestion

Employee commuting can clog highways and create the need for costly road
improvements, which may not effectively reduce congestion. Blaine County is but one
example of a situation where expensive highway widening has not noticeably alleviated
heavy traffic from commuting, unfondly referred to as the "Ketchum crawl". Traffic
congestion does not only negatively impact commuters and the employers for which they
work but can detract from visitation as well. Ski areas often use accessibility in their
marketing campaigns with negative advertising about resorts that are difficult to reach
because of traffic. Unless employee housing is located near where employees work, the
economy will be negatively impacted.

Employment Problems Related to Housing

Most of the employers interviewed have experienced problems that they attribute to the
lack of affordable housing for their employees. The most commonly cited problem was
the inability to fill jobs. Of the approximately 1, 160 jobs provided by employers that were
interviewed as part of this study, 50 were unfilled or were filled only after a prolonged
vacancy, which equates to over 4% of jobs offered.

Employers in the McCall area are having more difficulty filling jobs than employers in
other parts of the region. They report that summer jobs have been the most difficult to
fill but that, during this past winter, they experienced labor shortages for the first time.
Both Brundage and Tamarack reported unfilled jobs during the 2004/05 ski season.

Employers have had difficulty filling all types of jobs, not just those which pay the lowest
wages. The school districts are having difficultyattracting teachers. The hospital in
McCall has been unable to fill a mid-level technician position for almost one year. The
retail and service sectors, however, are being particularly hard hit by the labor shortage.
One restaurant interviewed was unable to offer a dinner shift because they could not hire
sufficient staff. This confirms what the Job Service office in McCall has observed --
there is an acute shortage of cooks and other restaurant workers.
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Most of the employers reported that their employees live near where they work. Long-
distance commuting has not yet become common. While they are not yet experiencing
the types of employment problems typically associated with commuting (absenteeism,
tardiness) they are finding that they must fill jobs with candidates who are less qualified
than desired.
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IV. HOUSING INVENTORY

This section of the report provides information on the housing inventory in the region
including number, occupancy, location, type and tenure.

Number of Units

In 2000, there were more than 8,000 residential units in Valley County and nearly 2,000
in Adams County, however, many of these units were not occupied as primary
residences but were instead seasonal residences and vacation accommodations. The
region's housing inventory thus is comprised of the 4,628 occupied housing units in 2000
(3,208 in Valley County and 1,421 in Adams County) plus units built since that time that
are occupied as primary residences.

Housing Units by Occupancy, 2000

Total # % # %
Units Occupied Occupied Seasonal Seasonal

Adams County 1,982 1,421 71.7% 332 16.8%
Council 425 339 79.8% 11 2.6%
New Meadows 262 208 79.4% 14 5.3%

Valley County 8,084 3,208 39.7% 4,342 53.7%
Cascade 562 421 74.9% 105 18.7%
Donnelly 72 55 76.4% 7 9.7%
McCall 2,247 902 40.1% 1,078 48.0%

Source: 2000 Census

The number of units built since 2000 and occupied as primary homes is unknown since
the intended occupancy of units is not tracked when building permits or certificates of
occupancy are issued. Given the recent surge in development of vacation properties at
and near Tamarack, it is likely that the percentage of residential units occupied by
residents and serving as part of the housing supply has declined.

Residential Building Permits, 2000 - May 6, 2005

Housing 2000 2001 2002 2003 2004 2005 Total
Units Permits Permits Permits Permits Permits Jan - 5/6
2000

Adams County Total 1,982 75 58 56 73 90 30 2,364
Unincorporated 1,295 73 57 55 70 83 30 1,663
Council 425 0 0 0 0 0 0 -425
New Meadows 262 2 1 1 3 7 0 276

Valley County Total 8,084 166 145 220 277 531 74 9,497
Unincorporated 5,203 100 90 113 138 252 30 5,926
Cascade 562 8 1 2 3 10 0 586
Donnelly 72 0 0 1 0 6 1 80
McCall 2,247 33 36 75 103 220 38 2,752
Manufactured/MH N/A 25 18 29 33 43 5 153
Source: 2000 Census, Valley County Building Dept. and cities of Council and New Meadows,
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Location of Units

Nearly 70% of the region's occupied housing units are in Valley County. McCall has the
most primary homes of any community; however, the majority of occupied housing units
are in the unincorporated areas. Nearly 60% of all occupied units in the region are in
rural unincorporated areas. Over 40% of the occupied units in the two-county region are
rural Valley County.

In both Valley and Adams counties, there are far more units located in the rural areas
than in all of the municipalities combined. This rural development pattern has
implications on the desirability and acceptance of community housing. Medium- to high-
densities are required to make housing affordable for low- and moderate-income
households. Achieving these densities will require central water and sewer treatment
generally available only in or near towns. The rural lifestyle with single-family homes on
acreage will not be affordable as the price of land continues to rise, even for middle-
income families. Households moving to the area will not be able to have the lifestyle that
longer-term residents have been able to obtain. Many of the children growing up in the
region will not be able to afford the size and quality of home on acreage that their
parents could afford. This change will be difficult to accept.

Occupied Housing Units by Location

McCall Council New Meadows
19% 7% 4%

Donnelly Adams County Other
1% 19%

C sca de

Valley County Other
41%

Source: 2000 Census

Seasonal Units

Over half of the residential units in Valley County (54%) and almost 40% in Adams
County were occupied only occasionally or seasonally. These residential units do not
function as housing but are rather second homes and vacation accommodations, which
generate demand for housing through direct jobs on site (housekeeping, yard
maintenance, etc.) and indirectly by jobs in the retail and service sectors. If the
relationship between primary homes and seasonal units shifts with a disproportionate
increase in the number of seasonal units relative to primary homes, the lack of employee
housing will be compounded.
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Percentage of Units that are Seasonal, by Location
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Vacant Units

In 2000, the number of units that were vacant and available for sale or rent averaged
6.6% in Valley County and 11.6% in Adams County. Vacancy rates were higher in
McCall and Donnelly than in the rest of Valley County. Based on input received through
interviews, vacancy rates increased in the early part of this decade with mill closures in
both Cascade and Adams County. The rates have since declined, however. Currently,
the inventory of units listed for sale is small and there are very few vacancies among
rental units. It should, therefore, be assumed that the number of unoccupied housing
units available for rent or purchase is negligible, and that existing unmet and future
demand for community housing must be addressed through the development of
additional units.

Vacancy Rates by Location

Vacant Vacancy
Units Rate

Adams County 229 11.6%
Council 75 17.6%
New Meadows 40 15.3%

Valley County 534 6.6%
Cascade 36 6.4%
Donnelly 10 13.9%
McCall 267 11.9%

Source: 2000 Census
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Unit Type

Nearly three-fourths of the residential units in both Valley and Adams counties are
single-family homes. The percentages are lower in all of the incorporated communities
but still in excess of 60%.

Multi-family units (condominiums, apartments, duplexes, etc.) comprise a small
percentage of total residential units relative to the unit mix in most mountain resort
communities where land prices are high. McCall, the most resort-oriented of the
communities in the two-county region, has the highest concentration of multi-family units
(34%). As land prices in the region rise and the demand for vacation accommodations
increases, it is likely that proportionately more multi-family units will be built. Most of the
renter-occupied units in the two-county region are scattered single-family houses, mobile
homes and condominiums. There are few apartments, which are typically one of the
most affordable types of housing.

The change will be most noticeable in communities like Donnelly where less than 3% of
the units are now multi-family. The increased urbanization associated with multi-farnily
development may be considered unattractive by residents who want to preserve their
rural lifestyles. The developments most likely to be impacted by negative reaction to
increased densities and urbanization are the lower cost, more affordable projects that
provide community housing since they typically offer less open space and lower-quality
exterior finishes compared to high-end resort condominiums.

Residential Units by Type

Single-Family Multi-Family Mobile Homes
Adams County 1,476 74.5% 107 5.4% 344 17.4%

Council 276 65.6% 63 15.0% 57 13.5%
New Meadows 166 64.1% 29 11.2% 64 24.7%

Valley County 5,958 73.7% 955 11.8% 917 11.3%
Cascade 390 67.0% 82 14.1% 105 18.0%
Donnelly 62 78.5% 2 2.5% 13 16.5%
McCall 1,378 60.8% 776 34.3% 106 4.7%

Source: 2000 Census

A relatively large percentage of residential units in the region are mobile homes - 11 % in
Valley County and 17% in Adams County. In New Meadows, nearly one-quarter of all
residential units are mobile homes. McCall has the lowest concentration (under 5%) yet
still has over 100 mobile homes. Mobile homes typically cost less than any other type of
housing, both to rent and to own.

In other western mountain resort communities, mobile home parks have often been
redeveloped and replaced with higher-priced, more profitable homes. The escalating
price of land and housing demand have made the parks financially less attractive than
other types of housing. Commercial revitalization/redevelopment has also taken its toll
on mobile home parks since many have been located near downtown areas.
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The mobile home parks in Valley and Adams counties are at risk. One mobile home
park in McCall was recently closed in order to make room for high-end condominiums.
Others will likely face a similar fate.

" A 16-unit mobile home park in McCall near the center of town was sold in
January 2005 for a price reported by a realtor at over $1 million. This site is
attractive and well situated for redevelopment.

" In Council, a nine-unit mobile home park is now being redeveloped. All of the
renters will be displaced. Ground was broken in April for 20 single-family homes
that will be built on the site with prices starting at around $140,000.

" A park in Cascade is in financial difficulty. If it is sold, potential buyers are likely
to find that more expensive housing would be more profitable.

These three parks will probably be the next lost to redevelopment. More will follow in the
upcoming years if land values, housing prices and housing demand continue to rise.
The loss of the parks will impact both owners and renters. Those who own their mobile
homes will probably not be able to find a place to move them within the region and will
be forced to sell them at far below the cost of replacement housing. Renters will have
difficultly finding units to move into since availability is so limited, will have to pay more
for rent since mobile homes are usually the least expensive rentals on the market and
will be forced to make lifestyle changes since most apartment projects are more
restrictive than mobile home parks often not allowing pets.

Owner/Renter Mix

Nearly 80% of the occupied housing units in the two-county region are owned. The rest
(21 %) are renter occupied. This owner/renter mix (also known as tenure) is not typical.
The homeownership rate in both counties is higher than found in the nation as a whole
(66%), the state of Idaho (72%) and Blaine County (69%), which shares some
characteristics similar to the two-county region.

Occupied Units by Tenure

Owner Occupied Renter Occupied

Adams County 1,124 79.1% 297 20.9%
Council 236 69.6% 103 30.4%
New Meadows 136 65.4% 72 34.6%

Valley County 2,532 78.9% 676 21.1%
Cascade 299 71.0% 122 29.0%
Donnelly 38 69.1% 17 30.9%
McCall 584 64.7% 318 35.3%

Source: 2000 Census

The rate of homeownership is lower in the incorporated communities, as is typically the
case. McCall, the most resort-oriented community in the.region, has the lowest
homeownership rate.
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Homeownership Rate
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The other communities in the region are likely to become more like McCall in terms of
owner/renter mix as they shift more from a historical dependence on the lumber industry
and summer tourism to become more year-round resorts. Having proportionately more
renters relative to owners may not be considered desirable by many but is likely to be
the situation in the future.
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V. MARKET CONDITIONS

This section of the report assessed current market conditions in the two counties, both
for sale and for rent.

Rental Market

Number and Location of Units

It is estimated that there are currently 792 renter-occupied housing units in Valley
County and 316 in Adams County, for a total of 1,108 units. McCall has the most rental
units - 406 or 51 % of the total in Valley County and 37% of those in the two-county
region.

Renter-Occupied Housing Estimates
(Does not include short-term vacation rentals.)

# Rental % Rental
Units 2000 Units 2000 Hous

Adams County 297 20.9%
Council 103 30.4%
New Meadows 72 34.6%

Valley Coun y 676 21.1%
Cascade 122 29.0%
Donnelly 17 30.9%
McCall 318 35.3%

Source: 2000 Census and Rees Consulting, Inc. projections.

Total Rental Units
eholds 2005 2005
1,511 316
338 103
192 66

3,755 792
469 136
58 18

1151 406

Rents

Information on rent rates was obtained through interviews of five property managers and
landlords representing nearly 100 long-term rental units. The following table
summarizes the information received. The range of rents covers the lowest priced units,
which are in Council, to the highest priced units, which are in McCall. Most of the rental
units in the region fall within the higher end of this range since many (37%) are in
McCall. When the location is specified in the table, it is because information was
obtained for that type of unit from only one community.

Rent Rate by Unit Type and Number of Bedrooms

1 Bdrm 2 Bdrm 3+ Bdrms
_qiýngte Family Homes $750 $900-$1200

Apartments $550 McCall) ------ P25 - $650 $425 (Council)
Condominiums $500-$650 $750 - $875 (McCall)
Mobile Homes $300-$480 $400-$500
Source: Property management interviews.

Mobile homes are the least expensive units to rent. Apartments are next followed
closely by condominiums. Single-family homes typically rent for more than double the
cost of mobile homes.
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Rents have increased roughly 35% to 50% since 2000. The greatest increases have
been in Valley County, particularly in the McCall and Donnelly areas.

Median Rents in 2000

2000 Adams Council New Valley Cascade Donnelly McCall
County Meadows County

Gross Rent $395 $319 $506 $505 $446 $483 $548
Contract Rent $314 $235 $376 $431 $363 $395 $502_
Source: 2000 Census

Although rents have increased substantially since 2000, the variation in rates by location
appears to be comparable to the situation in 2000. Rates are highest in McCall and
lowest in Council. Rents in New Meadows are similar to those in Donnelly and Cascade,
and significantly higher than in the southern portion of Adams County

Contract Rent in 2000 by Location
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RentalAvailability

Property managers, leasing agents and landlords report very few, if any vacancies.
They indicate that occupancy levels have always been high during the summer months
but have increased significantly in the last two years during the winter.

For-rent newspaper notices in the Star News in McCall provide indications about rental
availability. The notices from the Star News were utilized for this analysis since it has
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separate categories for each unit type and the highest number of ads placed. From
January 2003 through March 2005, roughly 70% of the notices placed were for single-
family homes. The percentage is up from 2003, which suggests that higher-priced
homes are less likely to be rented (and therefore more likely to be advertised) than
lower-cost options. The trend for apartment notices confirms this conclusion. In 2003,
over 20% of notices placed were for apartments. This percentage dropped to under
10% in 2004 and the first three months of 2005 indicating that lower-priced rental units
are becoming less available and suggesting that demand for the more affordable units is
outweighing demand for higher-priced single-family homes.

For-Rent Notices by Unit Type
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Source: The Star-News in McCall

Seasonality in the rental market can also be seen by examination of for-rent advertising.
The average number of notices each week is lowest during the summer months and
higher during the rest of the year. This seasonality pattern coincides with the information
obtained from property managers on their leasing activity.
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Average Number of Notices per Week by Month
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In the first eight months of 2004, the number of notices published was significantly lower
(52%) than the number published in 2003, indicating that availability of rentals had
declined. This changed, however, starting in September 2004. The reason for the jump
in for-rent notices during the final four months of 2004 may be attributed to an increase
in the number of units placed on the long-term rental market. This is supported by
comments from property managers that the number of units they manage has recently
increased. This increase is most likely due to recognition by property owners/investors
that rents are rising and that winter seasonal vacancies are decreasing as a result of the
opening of Tamarack, which improves the financial attractiveness of long-term rentals.

This situation is not likely to continue, however. Assuming current trends continue, the
price of new homes will increase to the extent that investors can not afford to purchase
them for rentals. At the same time, owners of single-family homes and condominiums
that have been rented long term will be tempted to sell for gains far above what they
receive in rents. Since such a small percentage of the rental supply consists of
apartment units that will remain as rentals over time, in all probability, the supply of long-
term rentals will decrease in the next few years. The possible removal of mobile home
parks would contribute further to a reduction in rental availability.
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The Homeownership Market

Data provided by the Central Mountain Multi-Listing Service (MLS) is used to examine
the homeownership housing market. While this information does not reflect all sales
transactions, like homes listed for sale by owner, it is the best source of data available
since Idaho is a non-disclosure state where sale prices are not recorded by the County
Assessor.

Prices

Home prices are generally far above the affordable level for most households in the two-
county region. As presented in the DEMOGRAPHIC OVERVIEW section of this report,
households earning 100% of the median income in the region can afford to purchase
homes costing around $150,000. Cascade and Council were the only communities in
the region where the median price of homes in 2004 (single-family homes,
condominiums and mobile homes on land) was less than $150,000. In all other areas,
the median price exceeded the amount affordable for 100% of the median income.

Synopsis of 2004 Residential Unit Sales

2004 Sales Number Median Average Avg. Days
of Sales Price Price on Market

Cascade Area 54 $130,000 $154,049 168
Donnelly Area 61 $165,000 $208,531 177
McCall Area 253 $199,000 $227,585 186
Council Area 41 $90,250 $121,460 218
New Meadows Area 37 $199,500 $207,416 280
All Areas 446 $180,000 $204,647 193
Source: Mountain Central MLS.
Note: The data covers the cities and the unincorporated areas surrounding them.

The median price of homes sold in 2004 was highest in McCall and New Meadows. In
general, the greater the distance between the attractions of Brundage Mountain Resort
and Payette Lake, the lower the price of developed residential real estate. The area
where prices are highest will likely expand southward taking in Donnelly now that
development of Tamarack is underway. In all areas, the average price exceeded the
median price, which typically results from a few high-end homes priced above the range
in which most units were sold.
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2004 Median Prices by Location
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In 2004, approximately 34% of homes sold in the region cost less than $150,000. Of
these 154 homes, 10 were in New Meadows, 30 in Council, 61 in McCall, 34 in Cascade
and 19 in Donnelly. At the other end of the price spectrum, 17 homes were sold for
prices at or above $500,000. Most of these (13 of the 17) were in the McCall area.

2004 Sales by Price Range
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All realtors and other interviewees reported recent escalations in prices. A comparison
of total home sales in 2004 to sales in the first 3.5 months of 2005 do not adequately
reflect this gain, at least in part due to seasonality in sales activity.

Sales Prices Compared, 2004 and 2005
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The difference in the median price of homes sold in 2004 and listed for sale as of April
2 1st shows a dramatic increase in housing prices. In all areas except New Meadows, the
median price of homes listed is more than twice the median prices of homes sold last
year. In New Meadows, the increase is still significant at close to 50%. The increase
has been greatest in the Council area, perhaps fueled by the plans for construction of a
highway connecting it to the Emmett area to the south and Tamarack/Donnelly to the
east.

Median Price, 2004 Sales and April 2 1st Active Listings Compared

2004 Active
Sales Listings % Increase

Cascade Area $130,000 $219,900 69.2%
Donnelly Area $165,000 $287,000 73.9%
McCall Area $199,000 $389,500 95.7%
Council Area $90,250 $194,500 115.5%
New Meadows Area $199,500 $295,000 47.9%
All Areas $180,000 $295,000 63.9%

Source: Mountain Central MLS
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The following chart illustrates the rapid escalation in median prices. It should be noted
that these increases do not reflect the rate of appreciation in individual homes. The
increase in the median is due to a combination of property appreciation and the
development of new high-priced homes.

Median Prices Compared, 2004 Sales and Active Listings
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A comparison of 2005 list prices to home values in 2000 shows increases in the median
price ranging from 152% in Cascade to 315% in Donnelly.

Price Change, 2000 - 2005

Adams Council New Valley Cascade Donnelly McCall
County Meadows County

Median Value 2000 $88,800 $69,500 $84,600 $141,200 $95,300 $70,000 $151,300
Single Family Homes
Median Value 2000 $99,500 $61,500 $77,900 $134,200 $87,400 $69,100 $147,500
All Units
Active Listings, 2005 N/A $194,500 $295,000 N/A $219,900 $287,000 $389,500
All Units
% Increase N/A 216% 279% N/A 152% 315% 164%

Sales Volume and Activity

The MILS tracked 446 sales in 2004. Real estate activity was dominated by activity in
the McCall area where 57% of the homes sold in 2004 were located. It is interesting to
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note the impact that Tamarack is having on the Donnelly area. In 2004, 14% of sales
were in the Donnelly area, which surpassed the number in the larger communities of
Cascade, New Meadows and Council.

2004 Sales by Location

New Meadows Cascade
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Source: Mountain Central MLS

Based on current listings, the number of sales in the Donnelly area will continue to
increase relative to other areas while proportionately fewer sales will occur in the McCall
area.

Active Listings by Location
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Realtors in the McCall area report that only about 30% of their sales are to residents
who live year round or most of the year in the area. In the Cascade area, year-round
residents account for about 70% of sales activity. The percentage varies within this
range in the other communities. It is quickly shifting in the Donnelly area from a local's
market to a second home/investor market.

Only a portion of the year-round residents making home purchases are employees.
Retirees moving to the area for its lifestyle account for an increasing percentage of total
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sales. As many as one-fourth to one-third of sales to year-round residents are to retired
persons and others who are not employed in the area. As the demand for housing by
non-employees continues to increase (see SPECIAL NEEDS section of this report on the
growth in senior population) it will drive the demand for employee housing upward.
Seniors and financially independent residents are high-rate consumers of goods and
services, which generates jobs. At the same time, they compete with employees for
housing thus limiting the supply of housing available to employees.

Realtors also report that most of the year-round residents who are buying homes are
new to the area. Most have recently-created jobs at Tamarack or with other businesses,
especially those that are construction-related Very few of their clients are individuals or
families that have been working and renting in the area for very long,

Availability

Realtors report the inventory of units listed for sale has declined sharply since 2003. As
of April 21 st, a total of 195 residential units were listed for sale in the two counties
combined. This represents a 5.3 month inventory based on the number of sales in 2004.
In other words, 37 homes were sold on average each month in 2004. At this same rate,
the 195 active listings will be sold in 5.3 months. An inventory of less than six months is
generally considered to be a sellers market where buyers have few choices and limited
ability to negotiate price. McCall has the smallest inventory relative to historical sales
activity whereas the Cascade area has the largest.

Active Listings at of April 21, 2005

2004 Sales Active Months
Listingss Inventory

Cascade 54 40 8.9
Donnelly 61 48 9.4
McCall 253 66 3.1
Council 41 23 6.8
New Meadows 37 18 5.8
All Areas 446 195 5.3
Source: Mountain Central MLS

Approximately 57% of the homes listed for sale were single-family houses on lots and
another 26% were homes on acreage.
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Active Listings by Unit Type
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While condominiums and townhomes are often a source of affordable homeownership,
this is not now the case in the region. There were only 14 condo/townhome units listed
for sale as of April. The median price for these units was far above the $150,000 price
level that is affordable for households earning 100% of the median income.

Manufactured housing is typically the least expensive type of homeownership. While the
median price of mobile/manufactured homes listed for sale on lots was at the level
affordable for 100% AMI, there were only six listed for sale.

Active Listings - Median Price by Unit Type

Number Median Price
Listings

Residential 113 $259,900
Residential Acreage 51 $394,000
Residential Waterfront 7 $655,000
Back Country 1 $350,000
Multi-Family 3 $375,000
Condominium 10 $247,000
Townhouse 4 $417,000
Mobile/Manf. on Land 6 $149,950
Total 195 $295,000
Source: Mountain Central MLS

As of April 2 1st, only 22 residential units were listed for sale at prices below $150,000,
which is the maximum affordable for households with incomes at 100% AMI. Of these,
nearly half (10) were in Cascade, six were in Donnelly, four in McCall and two in New
Meadows. There were no units priced under $150,000 in the Donnelly area. This
represents a significant shift in pricing at the low end of the spectrum. Whereas 34% of
homes sold in 2004 were priced at or under $150,000, only 11 % of the homes listed for
sale in early 2005 are in this price range.
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Active Listings by Price and Location
(Shading denotes affordable for 100% AMI)

Total Cascade Donnelly McCall Council New
Meadows

[-i 6 . . - - . .5 -0 2 5 . 1
$100,000-$124,999 3 2 0 . 1 4 . 0 0
$125,000-$149,999 6 3 0 i 1 1 1.
$150,000-$174,999 8 5 1 0 2 0
$175,000-$199,999 19 5 5 1 6 2
$200,000-$224,999 6 2 3 1 0 0
$225,000 -$249,999 18 6 8 3 1 0
$250,000- $274,999 14 1 6 6 0 1
$275,000- $299,999 18 3 5 3 2 5
$300,000 - $324,999 7 1 3 0 3 0
$325,000-$349,999 12 0 1 7 1 3
$350,000 - $374,9999 7 1 1 4 1 0
$375,000-$399,999 13 1 2 9 0 1
$400,000-$424,999 5 0 1 2 1 1
$425,000-$449,999 8 1 4 3 0 0
$450,000- $474,999 3 0 0 3 0 0
$475,000- $499,999 7 2 1 3 0 1
$500,000+ 28 2 7 17 0 2
Total 195 40 48 66 23 18
Total< $150,000 22 10 0 4 6 2
Percent< $150,000 11.3% 25.0% 0.0% 6.1% 26.1% 11.1%
Source: Mountain Central MLS
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VIM COMMUNITY HOUSING

This section of the report examines the current availability of community housing in the
two counties and its communities. It is divided into five parts:

" Housing problems, including lack of affordability and overcrowding;

" Rental housing, which identifies specific projects that have income restrictions
preserving affordability over the long term;

" Affordable homeownership;

" Temporary housing; and,

" Employer-assisted housing.

Housing Problems

Affordability of Housing

Approximately 1,467 households in the two-county region are cost burdened by their
housing payment, which means that they spend more than 30% of their gross income on
their housing payment. This estimate is conservative since it is based on 2000 Census
data applied to 2005 household population figures and does not take into account the
recent increase in housing costs.

Cost Burdened Households

Owners Renters Total Estimated 2005
Households

Adams County 19.6% 35.9% 24.8% 374
Council 19.8% 31.9% 23.8% 80
New Meadows 22.7% 50.7% 34.1% 66

Valley County 27.4% 33.8% 29.1% 1093
Cascade 33.8% 31.9% 33.1% 155
Donnell 11.1% 74.1% 38.1% 22
McCall 30.1% 39.2% 33.9% 390

Source: 2000 Census and Rees Consulting, Inc. estimate for 2005

McCall has the highest number of households living in housing that is not affordable. In
relative terms, however, Donnelly has the highest percentage of cost burdened
households = 38%. Housing is most affordable in Council where only 24% of
households are cost burdened by housing payments that are too high given income.

Renters are more likely to be cost burdened by their housing payment than
homeowners. This is due to a combination of factors. Buyers must qualify for
mortgages with income to payment ratios that are typically in the range of 30%. Their
housing payment is then usually fixed while their income increases. Renters on the
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other hand are faced with rents that usually escalate every year, often at rates that
exceed wage increases.

Overcrowded Housing Units

Approximately 127 of the region's housing units are overcrowded with more than one
person per room. In most areas, overcrowding is not a widespread problem. In
Donnelly, however, 20% of the occupied housing units in 2000 were overcrowded. The
percentage was also higher in New Meadows (4.8%) than elsewhere in the region since
small homes that once served as mill worker housing were moved there and are now
occupied even though they are substandard.

Overcrowding is likely becoming more prevalent as housing availability decreases and
housing costs rise.

Overcrowded Housing Units

% Overcrowded Estimated 2005 #
of Housing Units

Adams County 2.0% 31
Council 0.9% 3
New Meadows 4.8% 9

Valley County 2.6% 96
Cascade 1.9% 9
Donnelly 20.0% 12
M c Ca-I 1 1.5% 17
Source: 2000 Census and Rees Consulting, Inc. estimate for 2005

Home Heating

It is important to consider the cost of utilities when considering housing affordability,
especially in a mountain climate. The region is not served by natural gas. As such,
most homes are heated with electricity or wood. These are generally inefficient and
costly ways to heat residential units. All of the apartments that were researched as part
of this study have electric heat. Landlords estimate that it typically costs about $250 per
month to heat a two-bedroom apartment in the winter. Using more efficient heating
systems in any community housing that is constructed in the future would make the
homes more affordable over time.

Type of Heat Used

Other fuel/none
9% Bottled, tank, or LP gas

16%

Wooc
40% lectricity

35%

Source: 2000 Census with Rees Consulting, Inc. adjustment
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Rental Housing

The five largest apartment complexes in the two counties combined have a total of only
70 units, not including senior apartments which are covered in the SPECIAL NEEDS
section of this report. There are other smaller apartment projects and scattered
accessory apartments but these five properties represent the bulk of the apartment
inventory in the region. All but one, The Timbers, is income restricted with Federally-
subsidized financing that preserves the affordability of rents into the future.

Apartment Projects

Project Name Valley I Osprey Court The Timbers Coleman The
Claremont

Location McCall McCall McCall Council Cascade
Property WICAP Elderly Opportunities Brundage SICHA Syringa
Managers Agency
Unit Mix

1 Bdrm 2 3 2
2 Bdrm 4 15 9 8 14
3 Bdrm 4 5 4
Total 8 17 17 12 16

Rent
I Bdrm 30% of inc. $550 30% of inc
2 Bdrm $395 30% of inc. $650 30% of inc 30% of inc
3 Bdrm $457 $675 30% of inc

Vacancies 1 0 4 1 0
Wait Lists 8 6 5 2 10

These apartment properties share similar characteristics:

" All are very small with fewer than 20 units.

* All are old; none of the current managers know the construction dates for the
properties they oversee but indicated that most are at least 30 years old. Valley I
apartments appears to be the newest but is at least 10 years old.

" With the exception of The Timbers, all of the projects are income restricted
having been developed utilizing USDA's Rural Development programs or tax
credit financing. Residents are charged 30% of their adjusted gross income for
rent after deducting for a utility allowance. Most are owned by non-profit groups
and will therefore likely remain affordable for low-income households beyond the
expiration of financing restrictions.

" All of the income-restricted projects serve primarily single-parent families,
disabled persons, seniors and other very low income households. The Timbers,
however, serves primarily singles, a few roommate households, couples without
children and a few two-income families.

" Few amenities are offered. Valley I is the only project with in-unit washers and
dryers. Several have exterior storage lockers and two have small playgrounds.
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None offer garages, covered parking, clubrooms, athletic facilities, business
centers or amenities typically found in larger, newer apartment properties.

" Design and size options are limited. None of the two-bedroom apartments have
two bathrooms. None of the properties offer studios, which are the most
affordable option for persons to live alone, and only Valley I has townhome-style
apartments with two floors, which are desirable for families.

" All of the apartment complexes are operating at or very near full occupancy.
While a total of six units were reported vacant in early April, it was the result of
turnover. Former tenants had just moved out and paperwork was being finalized
for new residents to move in. There were 31 applicants on wait lists, which is
more than six times the number of units that were empty.

The Timbers is the only free-market apartment complex in the region where rents range
from $550 to $675 per month. Rents were increased approximately $50 in the last year.
They remain affordable for households with incomes at 80% of the median but are
higher than what very low income households with incomes at or below 50% of the
median can afford. While The Timbers now functions as community housing, it could
become too expensive in the future for low-income households at or below 80% AMI.

Valley /

These 8 units are owned and operated by Western Idaho Community Action Partnership
(WICAP). It is located at 210 Colorado behind the Woodman's Lodge in a residential
area on site served by public transit and near the center of McCall. The property was
constructed more than 10 years ago. It is the only project in the two-county area
financed with tax credits and a HOME grant. It is generally well maintained and
attractive. Units have in-unit washers and dryers. WICAP owns adjacent land suitable
for apartment development.

The Timbers

Thisl7-unit project in McCall was formerly named Ponderosa Arms. It is the only free-
market apartment project in the two-county area. Most of the project's tenants are
roommate households and couples with children. Single-parent families have generally
been unable to afford market rents. The project does not have any Section 8 voucher
holders.

Osprey Court

This 17-unit project was funded by Rural Development and primarily serves very low
income households. Most are single parents with children although several are rented to
single individuals, seniors and disabled persons. The project's amenities include a
playground, central laundry and exterior storage lockers.

The Claremont

The 16-unit Claremont apartment project is located in Cascade. It was funded by
USDA's Rural Development and is managed by Syringa Property Management. The
project primarily serves low-income single-parent families and elderly. Management
reports that they have more children living in the units than previously and that they
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getting inquiries from older persons (in their 40's and 50's). The project has a small
playground, central laundry and exterior storage.

Coleman Apartments

This 12-unit project is located near the center of Council. It is owned and operated by
the Southwest Idaho Cooperative Housing Authority (SICHA). All of the units are
restricted for low-income households. The project was recently remodeled with a
$113,550 grant from USDA's Office of Rural Development. Although the project targets
families with two- and three-bedroom apartments, three of the units were occupied by
seniors.

Section 8 Rent Subsidy Vouchers

The Southwestern Idaho Cooperative Housing Authority (SICHA) based in Nampa
administers the Section 8 rent subsidy voucher program through which income-qualified
households rent free-market housing with HUD paying the difference between 30% of
the household's income and the fair market rent. In March 2005, there were 47
vouchers issued in Valley County and eight in Adams County. That number had
declined to 28 by the first of June because market rents had risen past the maximum
allowed by the program and income-qualified applicants were unable to find rental units
for which they could use the vouchers.

The program's usefulness will continue to decline as market rents increase unless
HUD's rates are increased to reflect the market. HUD determines the "fair market rents"
on an annual basis. They often lag behind market rents when rates are escalating. The
2005 fair market rents are the same for both Adams and Valley counties. They are
lower than prevailing rents in the area.

HUD Fair Market Rents for 2005

Unit Type Max. Rents
Studio $396
1 Bdrm $413
2 Bdrm $520
3 Bdrm $704
4 Bdrm $839

Source: SICHA

Homeownership

Availability

None of the owner-occupied homes in the two-county region could be considered
community housing since by definition it is affordable into the future. All owner-occupied
homes in the region are free market without deed restrictions that limit occupancy and/or
price appreciation. While many were purchased prior to recent price increases and are
therefore affordable for their current owners, these units will not be affordable for
employees to purchase in the future.
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There are still a few homeownership opportunities for low- and moderate-income
households. As of April 21s', 22 units (single-family homes, condominiums and mobile
homes on land) were listed for sale at or under $150,000 and therefore were affordable
for households with incomes at 100% of the median. Of there, three were in the
$100,000 to $125,000 range, which is the affordable target for households at 80% AMI.
The remaining 13 were listed for sale at prices under $100,000.

Cascade had the largest concentration of homes available for purchase by low- and
moderate-income households - 10 out of 22. Six were in Council, four in McCall, two in
New Meadows and none in Donnelly. Very few homes are now being built that will be
affordable for low and moderate income buyers.

The success of Jacob's Manor, a subdivision where recently constructed homes have
been priced to be affordable for low-income buyers, is evidence of the strong demand for
entry-level homeownership. The 32 new homes sold at a rate of over 3.5 units per
month. Prices started at $132,500 but escalated to over $182,000.

Mortgage Fihancing

The availability of home mortgages appears adequate for most types of housing.
Mortgage brokers and lenders offer a full array of Fannie Mae and Freddie Mac loan
products in addition to portfolio financing for purchasers with credit problems or unique
circumstances. They have 100% financing for first-time buyers provided that a
homebuyer education course is completed. They offer stated-income loans for buyers
who have undocumented income and can work with buyers who have a seasonal
employment history. They face several obstacles, however including:

" Difficulty financing manufactured housing.

" Inability to provide loans for condominium projects that include time share units.

" Difficulty financing multi-family units because there are so few comparable
properties.

Rural Development has a homebuyer program for low-income buyers (incomes at or
below 80% AM[) through which below market rate mortgages with effective interest rates
of I% are offered. The program has sufficient funding to serve increased demand from
Valley and Adams counties.

Boise-based Neighborhood Housing Services, a non profit Community Housing
Development Organization, operates in all but two counties in Idaho and has the ability
to serve Valley and Adams counties. The organization has budgeted to provide four
second mortgages in the two counties in conjunction with Rural Development's below
market home loan program for income-qualified entry-level home buyers.

Temporary Housing

RV parks are becoming increasingly used for employee housing. In the Cascade area,
one park owner reports that about 20% of sites are occupied on a long-term basis during
the summer. In Donnelly, one park has been master leased by a large contractor for

Rees Consulting, Inc. Page 56



June 2005

construction workers. Throughout the region, employees are living in park models and
RV's during the summer and in some cases during the winter.

The extent to which RV parks can serve well as a source of employee housing and the
appropriateness of their utilization as housing are limited, however. In most of the parks,
water/sewer systems are not winterized, which limits their use to the summer and fall
months. The parks in Cascade are faced with large increases in fees for water/sewer
services and may close. Tourism is also negatively impacted because spaces are not
available for use by visitors.

Employer-Assisted Housing

In areas where labor shortages are negatively impacting business operations and growth
opportunities, employers often find it necessary to provide housing assistance for their
employees. This usually only occurs when it is necessary to attract employees. Several
of the employers interviewed are already providing some type of housing assistance for
a few of their employees and are concerned that they may have to increase the amount
of assistance they are providing in the future. While they would rather not be in the
"housing business" they have not found alternatives for staying in business. Examples
of the type of assistance provided thus far include:

* Providing down payments so employees could purchase homes;

* Providing rent subsidies so that employees could afford to stay in their positions
when their rent was raised;

9 Purchasing homes that are then rented to employees and their families;

* Master leasing houses that are then rented to employees on a per-bed basis.

As is typically the case with destination ski areas, the Tamarack Resort has found it
necessary to provide housing in order to attract seasonal employees. During their first
season, they leased six single-family homes in the Donnelly area and two condominiums
in McCall. These units were then master leased to employees. In January, they housed
26 seasonal workers, which equated to approximately 14% of their winter seasonal
workforce. Tamarack intends to operate their employee housing on a break-even basis
though will likely find this difficult since many destination ski resorts have found.they
must subsidize housing for their employees.

As development continues, Tamarack must provide additional employee housing. At
least 40% of employees must be housed on site or 10% of all housing units must be
occupied by employees. They are currently working with a non-profit developer on the
possible construction of 42 rentals units of which 28 would be restricted through tax
credit financing for households with incomes equal to or less than 60% AMI.

The Whitetail Resort was one of the first employers to provide housing for some of their
employees and plans to expand their efforts. Whitetail plans to develop 13 dormitory-
style rooms and two units on land that was recently annexed by the City of McCall.
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Construction contractors are master leasing houses and condominiums for their
employees to live in while they work in the area. One has also master leased an RV
park.

While employer assistance can be one component of a comprehensive housing strategy
aimed at providing a sufficient workforce to support a sustainable economy,
opportunities are limited and can have negative consequences. Most employers do not
have any land for the construction of housing and do not have residential development
expertise. With escalating housing prices, they can not afford to purchase homes for
their workers. Even if they could afford to purchase or master lease housing, this
removes housing from the market that would be otherwise available for employees who
work for employers that can not afford to provide housing assistance, and further drives
up housing prices. Tamarack is an example of this. Master leasing of six homes in the
Donnelly area has made it more difficult for other employees in the area to find rental
housing. Tamarack leases three four-bedroom homes for $1,700 per month each, which
is considerably higher than what the prevailing market rates have been. Landlords will
typically not rent their units for less if they can get major employers to pay above market-
rates.

Another consequence of employers leasing homes for employees is disruption to
neighborhoods. When single-family homes are occupied by a large number of unrelated
workers, nearby homeowners are concerned about their children's safety and general
disruption from parking, late hours and noise.
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V11. SPECIAL NEEDS POPULATIONS

This section of the report examines the housing-related needs of special populations.

" Disabled Persons
" Seniors
" Very low income families and individuals
" Persons with disabilities
" Families suffering from domestic abuse

Disabled Population

According to the 2000 Census, 20% of the persons living in Adams County and 16% of
Valley County's population have a disability. A disability is defined as a long-lasting
physical, mental, or emotional condition. This condition can make it difficult for a person
to do activities such as walking, climbing stairs, dressing, bathing, learning, or
remembering. This condition can also impede a person from being able to go outside the
home alone or to work at a job or business.

Council has the highest percentage of disabled persons while McCall has the lowest.

Disabled Persons by Location

Non-institutionalized With a % with a
population age 5 disability disability

years+
Adams County 3,300 671 20.3%

Council 725 204 28.1%
New Meadows 512 97 18.9%

Valley County 7,265' 1,161 16.0%
Cascade 920 146 15.9%
Donnelly 126 26 20.6%
McCall 2,031 283 13.9%

Source: 2000 Census

While the subsidized apartment projects in the region have handicapped accessible
units and residents who are disabled and unable to work, housing specifically designed
for persons with other types of disabilities, such as chronic mental illness, is not provided
in the region.

Seniors

The two-county region has a large senior population in comparison to the state as a
whole and to other western mountain areas. Approximately 26% of the households in
Adams County and 23% of the households in Valley County have a householder age 65
or older. Council has the highest concentration of seniors where nearly 30% of all
households have a householder at least 65 years old. At 17%, New Meadows has the
lowest relative population of senior households.
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Households with Householder Age 65+

1990 2000

Adams Count 312 24.9% 366 25.8%
Council 99 31.0% 101 29.8%
New Meadows 36 17.4% 36 17.3%

Valley Count 485 20.2% 722 22.5%
Cascade 95 26.9% 112 26.6%

-Donnell 10 19.2% 11 20.0%
McCall 145 17.6% 185 20.5%

Source: 2000 Census

Seniors drive up the demand for employee housing. Seniors are high-rate consumers of
goods and services, which generates jobs. At the same time, they compete with
employees for lower-end housing thus limiting the supply of housing available for the
workforce.

The senior population will increase in coming years as persons born between 1946 and
1970 reach retirement age. The first wave of "baby boomers" will be 60 years of age in
2006. The number of persons reaching retirement age will continue to increase every
year through 2022 when the "baby boomer bubble" will reach its peak.

Growth in the senior population will also be fueled by migration to the mountain west. As
the region evolves into a year-round resort area, seniors may increasingly find it an
attractive place to live. Steamboat Springs, Colorado recently found that the city's
retirement age population is increasing at a rate six times the national average.
Between 1990 and 2000, the biggest jump in proportionate population growth rates in
several Colorado mountain resort communities was in the 60-plus age category.

Three age-restricted apartment projects in the region provide 64 rental units for low-
income seniors. All are owned by non-profit organizations and operate near or at full
occupancy with wait lists.

Senior Housing Projects

Project Housing SW #3 Housing SW #4 Council Senior
Housing

Location 430 Floyd St. 212 E. Spring St. 201 N. Hornet Creek Rd.
McCall Cascade Council

Owner SICHA SICHA Elderly Opportunities
Age"c

Unit # 28 12 24
Unit Type 1 BR 1 BIR 18-1 BR

6-213R
Rent 30% of income 30% of income 30% of income
Wait List 15 2-10 2
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These three projects do not adequately meet the demand for low-income senior rentals.
All of the income-restricted apartment projects that serve families (see COMMUNITY
HOUSING section of this report) have units occupied by seniors. As long as seniors live
in these units, they are not available for employees.

Other Services for Special Populations

Idaho Department of Health and Welfare

The Idaho Department of Health and Welfare reports that changes in the economy and
an influx of new employees, particularly construction workers, have altered utilization of
their programs. While unemployment has declined and there are fewer applicants for
subsidies such as food stamps in the winter, utilization of programs that provide support
services for children such as Medicaid has gone up. The reason is attributed to an influx
of construction workers who are accompanied by low-income and/or unemployed
girlfriends with children.

WICAP

The Western Idaho Community Action Partnership (WICAP) serves eight counties
including Valley and Adams. The agency provides a wide variety of services including
several that are housing related. These include a handyman program, weatherization,
rent assistance to prevent homelessness and energy conservation counseling. In 2004,
WICAP assisted 1,322 individuals in 561 households in Valley County and 519
individuals in 227 households in Adams County.

WICAP Services in 2004

Valley County Adams County Total
Individuals 1,322 519 1,841
Households 561 227 788
Budget $160,280 $102,262 $262,542

Source: WICAP

WICAP also owns and manages an eight-unit apartment property in McCall (see
COMMUNITY HOUSING section of this report on Valley I apartments). WICAP owns
additional acres on the site that is ideally situated for apartment development though the
agency does not have the expertise or capacity to do so. Funding for the agency's
housing coordinator is no longer available.

One of the greatest housing-related challenges facing WICAP is insufficient funding for
rent assistance at a time when rents in the area are escalating. Grant funding for the
agency's emergency shelter program has run out and households in need of temporary
rent assistance are being turned away. During the first two months of 2005, three
households in need of partial rent subsidies could not be assisted.

Long Valley Families in Crisis

This agency has been serving Valley and Adams counties since 1999. It provides
protection, 24-hour crisis intervention, safety planning, protection classes and short-term
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emergency stays in rooms donated by area motels. The agency received 238 crisis line
calls in 2004 and the first 3.5 months of 2005, most of which (approximately 200) were
from persons living in Valley County. The agency anticipates an increase in clients as
more employees move into the area to fill jobs. About half of the persons that Long
Valley assists are renters and about half are owners. While Long Valley reports that
displacement of renters by escalating costs has not yet become a significant problem,
clients are finding it increasingly difficult to find rental housing when they must move
from their current home.

Long Valley plans to acquire or develop a facility that can provide emergency shelter and
transitional housing up to 90 days for three to five families. There are times, like during
the Winter Carnival, that all motel rooms in Valley County are booked.

There are no agencies providing services at this time specifically for persons with
chronic mental illness, developmental disabilities, substance addictions, HIV/AIDS, or
physical disabilities.

Rose Advocates

Rose Advocates has been providing services in Adams County for 10 years like those
provided by Long Valley in Valley County - emergency shelter, support groups, court
escorts, and referrals for counseling and legal services for victims of domestic violence.
The non-profit handles about 100 to 150 calls per year. They now provide motel
vouchers when emergency shelter is needed but own a cabin donated by the County
which they hope to convert to a shelter.

They report that their clients are having a "real problem" finding housing. Women with
children are having the greatest difficulty. Finding anywhere to rent is a problem and
having funds for security deposits in addition to rent is beyond the financial means of
many. They estimate that about 25 clients per year are having difficulty finding housing.

Rose Advocates reports that they very much need transitional housing where women
can live with their children for up to one year. They estimate that 10 units of transitional
housing could be filled almost immediately.
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Vill. DEVELOPMENT TRENDS AND FORECASTS

This section of the report examines recent residential and commercial growth in the
region, identifies development potential and forecasts the direction in which development
may head in the future.

Current Development

Valley County

Valley County is in the midst of a development boom. A surge in subdivision approvals
started in 2003 and has spiked to levels far above historical records. Between 1992 and
2002, 61 new residential lots were approved on average each year in unincorporated
Valley County. In 2003, the number of new lots approved by Valley County quadrupled
to 246. As of May this year, applications had been approved or were being processed
for 1,778 lots, which is eight times the number approved in 2004 and more than 20 times
the average number approved between 1992 and 2003. In addition, applications for 12
subdivisions with more than 300 lots had just been received. If all are approved, more
than 2,000 lots could be added in Valley County this year alone.

Valley County Rural Subdivisions/PUD's

Year Lots Approved
1992 65
1993 77
1994 129
1995 20
1996 11
1997 79
1998 141
1999 27
2000 41
2001 72
2002 4
2003 246
2004 249
2DO5 1,778*

Includes lots in pending applications.
Source: Valley County Planning and Zoning

While the majority of the subdivisions being created are in unincorporated areas of the
county, the municipalities are also experiencing an unprecedented level of residential
development activity. In McCall, applications for 22 subdivisions with 956 lots were
submitted in the first five months of 2005. In New Meadows, applications for four
subdivisions have been submitted, far above the typical number of one to two.

While construction of homes on approved lots will occur over time, the number of
residential units being built is also sharply increasing. In 2004, permits were issued for
531 new residential units in Valley County's rural areas and cities, which is more than
three times the number issued in 2000. As of the first week of May, 74 permits had been
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issued for new units, which is about the same number as issued during the same period
in 2004.

Valley County Residential Building Permits, 2000 - 2004
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0
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Source: Valley County Building Department

Nearly half of the residential units under construction are located in unincorporated
areas of the county. Most of the others are in McCall, where the number of permits
issued in 2004 was nearly seven times the number issued in 2000. The housing
proposed in the last three years of subdivision activity is the equivalent of 40% of the
total housing that existed in McCall in 2000. There has been little new residential
construction within Cascade and Donnelly compared to the rest of the county but it has
dramatically increased. In Donnelly, only one permit was issued in the four-year period
from 2000 through 2003. In 2004, six permits were issued. In Cascade, 3.5 permits
were issued on average during the first four years of this decade. In 2004, 10 permits
were issued, an increase of approximately 185%.

Residential Building Permits, 2000 - May 13, 2005

2000 2001 2002 2003 2004 2005
YTD

Unincorporated Co. 100 90 113 138 252 30
Cascade 8 1 2 3 10 0
Donnelly 0 0 1 0 6 1
McCall 33 36 75 103 220 38
Manufactured/MH 25 18 29 33 43 5
Total 166 145 220 277 531 74
Source: Valley County Building Department
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Construction of commercial space is also increasing although, as is typically the
development pattern in comparable communities, it is following residential development.
Within Donnelly, however, commercial development is presently outpacing residential
development. A mot ' el and industrial building were completed in the last year. A mixed
use commercial development with 12,000 square feet of commercial space, a 5,000
square-foot restaurant and 5,000 square feet of office space is planned. A 14,000
square-foot commercial building and market is also proposed.

Commercial Building Permits, 2000 - May 13, 2005

2000 2001 2002 2003 2004 2005
YTD

Unincorporated 4 5 11 18 25 4
Cascade 22 11 16 24 14 0
Donnelly 3 1 2 6 8 3
McCall 18 14 28 38 22 4
Total 47 31 57 86 69 11

Source: Valley County Building Department

Construction activity is also increasing in Adams County but not at the magnitude in
Valley County. No permits have been issued for new residential units in Council. In
2004, seven permits were issued in New Meadows, which far exceeds the one to three
permits issued each year from 2000 through 2003. Most of the new units (92% in 2004)
are being built in unincorporated Adams County.

Adams County Residential Building Permits, 2000 - May 2005

# Units 2000 2001 2002 2003
2000 Permits Permits Permits Permits

Adams County Total 1,982 75 58 56 73
Unincorporated 1,295 73 57 55 70
Council 425 0 0 0 0
New Meadows 262 2 1 1 3

Source: Adams County and the cities of Council and New Meadows

2004
Permits

90
83
0
7

2005 Total
Jan - May

30 2,364
30 1,663
0 425
0 276

Little new commercial construction has taken place in Adams County. In Council, one
commercial permit was issued since 2003 for a 40' by 40' building with a 10' by 20'
entrance. In New Meadows, permits were issued for 240 square feet of commercial
space in 2004 and 120 square feet in the first five months of 2005. None were issued
for unincorporated Adams County.

Development Potential

The growth in the area will not be slowed or stopped by lack of land. According to
records produced by the County Assessors, there are over 7,500 lots in Valley County
that have been approved and platted but are still vacant. Homes have been built on only
55% of the residential lots approved as of the end of April in Valley County.

Rees Consulting, Inc. Page 65



June 2005

Platted Residential Lots, Valley County

Vacant Improved Total
Rural 5,852 5,849 11,701
Urban 1,692 3,199 4,891
Total 7,544 9,048 16,592

Source: County Assessor

Development potential is greatest in the rural unincorporated areas. Of the over 7,500
approved but vacant lots in the county, 78% are in unincorporated areas. Only 50% of
the approved residential lots in the rural areas of Valley County include a home. With
applications submitted but not yet approved for over 2,000 residential lots in
unincorporated Valley County will bring the total number of lots available for
development in just the parts of the county outside cities to over 7,850 lots (5,852
approved vacant plus approximately 2000 lots in 2005). This means that the number of
residential units in the rural areas could increase by 134% (from 5,849 improved lots
now to approximately 13,670) based solely on subdivisions that have been approved or
submitted for consideration.

The cities are also growing. At the time of the 2000 census, the City of McCall contained
approximately 2,250 homes. In 2001, the City processed one 65-lot subdivision and one
planned unit development (PUD) for a 240-site RV park. Since January 2002, the City
has approved 17 subdivisions, adding over 290 potential homes to the City. There are
currently active applications for 22 subdivisions containing 956 proposed homes.

Development Trends

Based on recent activity and potential for growth, it appears that development will
continue at a brisk pace far above historical growth levels into the foreseeable future. All
of the communities in the region with the exception of Council have recently annexed
lands into their boundaries, are currently considering requests or have been approached
by developers with preliminary plans for annexation. Demand for vacation properties
and resort real estate is booming in most of the mountain west with demand spurred in
part by mediocre stock market performance. Variables other than land availability and
market demand will however impact the location and rate growth.

McCall

Three annexations have been recently approved by the City including 600 to 700 acres
for expansion of the Whitetail Resort, a 57-acre parcel planned for development at
approximately four units per acre and approximately 20 acres that will also be developed
at four units per acre. None include parcels zoned appropriately for community housing
other than plans for 13 employee housing dorm rooms and a couple of employee units at
Whitetail.

McCall is, to a great degree, the region's center for commercial services, shopping and
entertainment. It has the largest inventory of housing now occupied by year-round
residents. Many employees will likely prefer to live in McCall in the future even if they
are employed elsewhere making the community a receiving community of housing
demand. Even if the development moratorium temporarily curtails new demand for

Rees Consulting, Inc. Page 66



June 2005

community housing from within the city, growth around Payette Lake, to the west and to
the south will stimulate strong demand for community housing in McCall.

Cascade

Cascade has been less impacted by the recent surge in development to the north than
the rest of the county. The community is far from stagnation, however, with significant
potential for growth. A 550-acre mixed-use development is in the preliminary planning
stages that could include residential units, a hotel and golf course. The site of the
defunct Boise Cascade mill could accommodate various types of units. Approximately
40 acres could be developed across from the airport. Another five acres owned by
Goodman Oil could be developed. Several infill sites are available for commercial
growth, and new subdivisions offer single-family lots with densities at four units per acre.

The availability of water and sewage treatment in Cascade could attract development
that might go elsewhere were it not for inadequate capacity in the Donnelly and McCall
areas. If these capacity problems are resolved and the new highway is constructed from
Emmett to Donnelly providing an alternative route to Tamarack that bypasses Cascade,
growth in the community could be at a much slower pace than in the rest of the region.
Housing prices should remain lower in Cascade than to the north or in New Meadows
making it an attractive value for employees.

Donnelly

Donnelly is destined to become a much larger community growing faster than the rest of
the region. A 40-acre PUD, Roseberry Village, is undergoing review. Two annexation
requests have been submitted and are under consideration, one for 80 acres that would
include commercial, light industrial and R-4 and R-8 zoning and another for 100 acres
north of town east of the highway. A request for another six to eight acres that will likely
be commercial is anticipated.

Because of its proximity to Tamarack, Donnelly could become a commercial and
employee housing center for the region. With land being planned for development at
densities that could support community housing (R-8), community housing development
in Donnelly could be possible. The over subscription of the North Lake sewage
treatment system might curtail or delay growth, however. If the land that is now being
considered for annexation with moderately high densities can not be developed,
employee housing demand will be forced elsewhere.

New Meadows

The growth in Tamarack and the northern half of Valley County is spilling over into New
Meadows. The commute between McCall and New Meadows is not sufficiently long or
arduous to act as a barrier. The distance is too great for most commercial services,
however, which means that New Meadows is likely to become a "bedroom" community
for Valley County.

Two parcels totaling 150 acres that may include some affordable housing are potential
candidates for annexation. Several commercial properties in the community have
recently been purchased, which suggests that additional growth is forthcoming. The
City's treatment capacity may limit growth, however. Redevelopment may be an
opportunity for providing community housing in New Meadows. An area of the
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community known as Morgantown has substandard, dilapidated housing units that could
be replaced with community housing that is both higher density and better quality.
Construction of a mobile home park might also be viable in New Meadows, providing
homeownership opportunities that are more affordably priced than in Valley County.

Council

Of the communities in the region, Council has been impacted the least thus far by the
current development boom. There is, however, economic growth in the community and
opportunities for additional development. Improvements are being made to the
downtown area and the industrial park has room for new businesses. The possible
construction of a highway that would lead from Emmett to Indian Valley then onto
Donnelly could significantly change Council in the future. Though there has been little
new construction as of late, interviewees report that land speculation is now widespread.
While most of the growth now occurring stems east and north from Tamarack, Council
could become a resort community serving as a bed base and retail/commercial center
for Tamarack.

Rural Valley County

The Tamarack Resort is undeniably the most significant engine driving development in
the region. The Resort is now in its second year of a planned 10- to 15-year sellout.
Tamarack plans to become a year-round destination resort with Alpine and Nordic
skiing, 18 holes of golf, 300,000 square feet of commercial space and 2,043 residential
units. Sales of lots have been brisk. The rate at which development and employment
generation will occur is difficult to project at this time, however, since 2004/05 was its
first ski season. The Resort will open with six holes of golf this summer. Thus far,
40,000 square feet of commercial space has been placed in service. The Members
Lodge, an 86,000 square-foot lodge, is scheduled for completion by December 2005.
Plans for a 16,500 square-foot conference center are in the works. Tamarack's
employment growth will parallel development with an increase of up to 10% in the next
year. This would equate to approximately 30 additional employees during the peak
winter season.

Tamarack is by no means the only development in rural Valley County that will generate
jobs and fuel the demand for community housing. Other major developments include
Jug Mountain, Meadows at West Mountain ' Gold Fork Bay Village, Fir Grove, Arrowhead
and commercial buildings in Lake Fork.

Rural Adams County

A volunteer committee is now looking at land use and rezoning of the county to
implement the 2000 Comprehensive Plan. This effort could limit development of
agricultural, timber and grazing lands and allow for greater densities in the municipal
impact zones around Council and New Meadows. This would have a positive impact on
community housing by making it possible to develop land near towns at prices that might
be affordable for employees while limiting the high-end construction on acreage, which
stimulates demand for employee housing.
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IX. COMMUNITY HOUSING DEMAND

This section provides quantitative estimates of the 2005 demand for community housing,
indicates how that demand might grow in the future, and presents job generation rates
for both commercial and residential development that can be used to update demand
figures as growth continues. It is based on the commercial and residential growth that
occurred in 2004 and the first five months of 2005 since interviewees and data indicate
that the supply and demand for housing was roughly equal in 2003.

Commercial

Job generation rates for commercial space can be applied to the number of commercial
square feet constructed since 2003 to estimate the number of new employees working in
the region and to derive the demand for housing that they generate. Beginning in 1990,
RRC Associates and Rees Consulting, Inc., both members of The Housing
Collaborative, conducted housing needs assessments in mountain resort communities in
Colorado, Idaho and Wyoming, As part of these studies, public- and private-sector
employers were surveyed concerning the number of jobs they offer and the amount of
space they occupy. These surveys of 1,799 employers were used to compile a
database on job generation ratios, which are expressed as the number of total jobs (full
and part time combined, not FTE) per 1,000 square feet of space.

Commercial Job Generation Rates by Type of Use

Jobs per 1,000 SF
Bar/restaurant 8.0
Construction 4.1
Education 1.3
Finance/banking 3.2
Government 1.8
Legal profession 4.4
Lodging/hotel/housekeeping 0.6
Medical profession 3.0
Other professional services 3.9
Personal services 2.5
Real Estate/property management 6.0
Retail sales 3.0
Service 1.4
Recreation/attractions/amusements 5.8
Other 3.4
Utilities 1.7
Manufacturing 2.9
Warehouse /storage 2.1
Transportation 8.6
Property Management 0.4
Overall 2.9
Lodging/hotel .71/room
Property management .53/unit

Source: Rees Consulting, Inc. and RRC Associates
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Overall, 2.9 employees work in every 1,000 square feet of commercial space. The ratios
are considerably higher than the overall average for restaurants and bars (8.0 per 1,000
SF), recreation-related establishments (5.8 per 1,000 SF) and real estate/property
management offices (6.0 per 1,000 SF). Research has shown that these job generation
ratios change very little over time.

The rates for lodging and professionally managed vacation properties are unique in that
they are expressed on a per room or unit basis rather than per 1,000 square feet. The
rate for lodging is .7 employees per room.

In the two-county region, permits were issued for 77,244 new square feet of commercial
space. This total does not reflect all commercial construction that is occurring in the
region. It only includes one floor of the lodge now being built at Tamarack and only
5,000 square feet in 2005 in Donnelly where 36,000 square feet of commercial space is
planned for construction this summer.

Based solely on permits issued as of the end of May, demand was generated for 217
employee housing units. Additional demand for approximately 200 units will be
generated by roughly 125,000 square feet of commercial space that is planned for
construction by the end of the year.

Jobs and Housing Demand Generated by New Commercial Space

New Sq. Jobs/!,000 Jobs Employees/ Housing
Ft SF Generated Housing Demand

Unit Generated
Adams County 2,160 2.9 6.26 1.8 3.5

Council 1,800 2.9 5.22 1.8 2.9
New Meadows 360 2.9 1.04 1.8 0.6
Unincorporated 0 2.9 0.00 1.8 0.0

Valley County 132,775 2.9 385.05 1.8 213.9
Cascade 1,667 2.9 4.83 1.8 2.7
Donnelly 26,868 2.9 77.92 1.8 43.3
McCall 26,896 2.9 78.00 1.8 43.3
Unincorporated 77,344 2.9 224.30 1.8 124.6

Total 134,935 2.9 391.31 1.8 217.4

Residential

Residential growth has added to both the supply of and demand for housing.
Residential dwelling units generate demand for housing through their operation and
maintenance. Activities including exterior and interior maintenance and upkeep, house
cleaning, meal preparation, child care, personal services and home office support
generate jobs, many of which are relatively low paying. The employees that fill these
jobs generate demand for modestly-priced housing.
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Seven mountain resort areas have sponsored research conducted by RRC Associates
and Rees Consulting, Inc., both members of The H i ousing Collaborative, examining the
number and type of jobs associated with residential units. These areas include
Gunnison County, San Miguel County, Eagle County, Pitkin County and Breckenridge in
Colorado, Teton County, Wyoming and Blaine County, Idaho. Through surveys of
homeowners, property management companies and caretakers in these seven areas, a
data base with 3,130 valid cases was developed. The data clearly show that
employment generation intensifies as the size of the dwelling unit increases.

Based on these job generate rates, residential new construction permits issued in 2004
and the first five months of 2005 are generating demand for approximately 58 units of
employee housing. This estimate should be good through 2005 since many of the units
for which permits have been issued will not be completed until later in the year. It should
be noted that unit sizes are only available in Valley County on units that have been
completed. The size distribution of units completed was therefore applied to total
permits issued for new units to derive the estimate of housing demand generated with an
adjustment made for large units under construction but not yet finished.

Jobs and Housing Demand Generated by Residential Development

Unit Size FTE Adams Co. Valley Co. Total Jobs Employees/ Housing
Permits Permits Generated Unit Demand

Generated
< 1000 sq ft 0.09 36 22 58 5.22 1.8 2.9
1000 - 1999 SF 0.12 47 300 347 41.64 1.8 23.1
2000 - 2999 SF 0.14 25 168 193 27.02 1.8 15.0
3000'- 3999 SF 0.17 12 72 84 14.28 1.8 7.9
4000 - 4999 SF 0.26 0 17 17 4.42 1.8 2.5
5000 - 5999 SF 0.31 0 7 7 2.17 1.8 1.2
6000 - 6999 SF 0.39 0 10 10 3.9 1.8 2.2
7000 - 7999 SF 0.51 0 7 7 3.57 1.8 2.0
8000 + SF 0.75 0 2 2 1.5 1.8 0.8
Total 120 605 725 103.72 1.8 57.6
Source: Rees Consulting, Inc. and RRC Associates for Residential Job Generation rates;
Valley County, Adams County and the cities of New Meadows and Council for building
permits by size.

Net Demand for Employee Housing

By the end of 2005, commercial and residential development since 2003 will have
generated demand for approximately 460 employee housing units. During this period,
the supply of employee housing has also increased, however. In 2000, 71.7% of the
residential units in Adams County were occupied by local residents and 26% of these
were occupied by seniors, leaving 53% of total units for occupancy by employees. In
Valley County, 39.7% of units were occupied by residents. Of these, 23% were senior
households. This leaves 31 % for employees. * If these percentages are applied to new
units permitted in 2004 and the first five months of 2005, it follows that 250 additional
units are now or will soon be occupied by employees (53% of the 120 new units in
Adams County and 31 % of the 605 units in Valley County). This would leave a net
demand for approximately 210 additional employee housing units in 2005 (460 total units
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demanded minus 250 units supplied). This estimate should be considered conservative.
It is likely that the relationship between second homes/vacation accommodations and
primary residences is shifting, and that employees are occupying fewer than 210 of the
725 new residential units.

It should also be noted that the estimate of net demand for 210 additional employee
housing units considers only the demand generated by permanent employment in
commercial space and residential units, and does not include the impact on demand
from construction workers. It also does not take into demand that is arising from
retirees, disabled person, others who are not employed and those who work at home.

Demand by Income

Given housing prices, it is likely that most of the units built since 2003 that accommodate
employees were purchased by those with middle and upper incomes. Only 34% of
homes sold in 2004 were affordable for households with incomes at or below 100% of
the median. If it is assumed that 34% of the estimated 250 housing units occupied by
employees since 2003 serve low- and moderate-income households with income equal
to or less than 100% AMI, there is then net demand for 145 units priced to be affordable
for households with incomes equal to or less than the median. The remaining 65 units
that are needed to meet the existing deficient should be priced to target households with
incomes at or above 100% AMI.

Net Demand Estimates by Income

Total :5 100% ?:100%
AMI AMI

Gross Demand for Employee Units 460
% Income :5100% AMI 50% 50%
# Units Demanded by AMI 230 230

Increase in Local Resident Housing Supply 250
% Affordable by AMI 34% 66%
# New Units Affordable 85 165

Net Demand for Additional Units 145 65
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X. BARRIERS TO COMMUNITY HOUSING

This section of the report identifies potential barriers to the provision of community
housing. These obstacles could negatively impact project feasibility both in terms of
financial viability and community acceptance.

Land Availability and Cost

There is a large amount of land available for residential development in both Adams and
Valley counties though its escalating cost will be an obstacle to the development of units
that are affordable for low and moderate income households. There are, however,
publicly-owned sites that are suitable for housing development. While there may be
others, the following sites are potentially available:

" Donnelly - The City of Donnelly owns a couple of small in-fill parcels in the
northeast quadrant of the community that are in residential areas and could be
appropriate for the development of a few housing units.

" McCall - The City of McCall owns an 80' by 200 foot lot on Davis Street zoned
for eight units an acre and a two-acre parcel on the northeast side of town zoned
at four units per acre.

" Cascade - The City owns a nine- to 1 0-acre site on the river that might be
suitable for community housing.

The Western Idaho Community Action Partnership (WICAP) also owns a parcel adjacent
to their apartment property in McCall that is ideal for community housing.

Infrastructure

While most areas in the two-county region have adequate water, insufficient sewage
treatment capacity may curtail development and act as a barrier to the development of
community housing.

McCall

Due to problems with the disposal of effluent from the sewage treatment lagoons and
land-use regulations that are inadequate given the growth faced by the community, the
City Council enacted a 182-day moratorium on April 11, 2005 on all zoning, subdivision,
planned unit development, or scenic route applications within the City. The moratorium
may be extended beyond October I oth. While it does not apply to new construction on
existing lots within the City, the moratorium could impact community housing
development. The City anticipates being able to free up approximately 100 water/sewer
taps while the moratorium is still in place and plans to require that applicants who
receive the taps dedicate 25% of new units to community housing.
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DonnellylTamarack

The North Lake Recreation Sewer and Water District, which was originally developed to
serve the Tamarack development and which is now acquiring the City of Donnelly
system, was sized to serve 1,550 units at Tamarack and 46 to 69 units not associated
with Tamarack. The estimates of growth between Donnelly and Tamarack were very
underestimated. The District estimates that between $10 and $12 million is needed for
expansion of the treatment plant or the Idaho Department of Environmental Quality may
impose a moratorium on will service permits.

Cascade

With the recent bond approval, the City of Cascade should have ample water and
sewage treatment capacity for the near future.

Council

Storm drainage is now exhausting the capacity of the City's sewage treatment system.
Improvements to Council's downtown area should reduce this problem and allow for
development to occur on the south side of the community. Expansion of the system will
likely be required, however, to accommodate additional growth at some point in the
future depending upon the rate of development.

New Meadows

The sewer treatment system has capacity for approximately 250 additional taps. The
City is currently considering subdivision applications and annexation requests that could
exceed this capacity.

Financing

Financing for community housing is limited. There are no local sources of revenue, like
an impact fee, real estate transfer tax or sales tax, that generate funds earmarked
specifically for community housing. Budget appropriations for Federal housing programs
are being cut. USDA's Office of Rural Development, the agency that has provided
financing for several low-income rental projects in the area, will be less likely to fund
projects in the future as incomes increase. Other sources of project financing, like Low
Income Housing Tax Credits (LIHTC or Section 42), can be utilized for some projects but
are not usually used for seasonal employee housing and are not ideal for small-scale
projects.

Regulatory Barriers

Development fees for application review, building permits, and water/sewer taps are
relatively low compared to many resort communities and other areas with high housing
costs and, as such, should not be a significant impediment to the development of
housing for low and moderate income households. Fees may increase however as
infrastructure improvements are required. If fees escalate, providing means for waiving
or deferring fees for units that serve lower-income households may be needed.
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Zoning, subdivision and building and codes are often cited as contributing to the cost of
development thereby making it more difficult to build affordable housing. Modifications
to codes that would reduce costs for community housing, such as reductions in set
backs, density bonuses and priority processing of applications have not been made.
Changes that would reduce the energy efficiency of units should not be considered,
however, since they would increase the cost of utilities.

Limitations on density will likely be the greatest form of regulatory barrier. Most of the
residential land in areas served by central water and sewer service is zoned for up to
four units per acre. This density is lower than most affordable housing developments
that serve low-, moderate- and even middle-income households in areas where land
costs are high and escalating. Densities of eight to 12 units an acre would greatly
improve the feasibility of community housing projects.

Public Perceptions

Addressing housing needs and opportunities raises complex and often emotional issues.
When communities are first faced with significant housing shortages and housing costs
that rise far above what local wage earners can afford, local governments and economic
development groups are forced to get involved in housing, often for the first time. There
is usually skepticism about the appropriateness of doing so and doubt that the outcome
will be positive for the community. Opponents argue that the private sector will respond
to market demand, that government should stay out of the housing business and that
building housing that is not free market will attract "undesirables" to the community.

Community housing is often misunderstood. Housing projects, both rental and for-sale,
are often opposed by neighbors over concerns about property values, compatibility with
the neighborhood, density, traffic, etc. This trend is so predictable and common that a
term has been coined for persons who object to community housing projects -- NIMBY's
(not in my back yard). Public officials, including members of city councils and planning
and zoning boards, must make decisions that may be initially unpopular.

It appears that the situation in Adams and Valley counties will be similar to other
communities around the country that have faced the type of growth now occurring in the
region. Concerns about high density have recently led to housing projects being
rejected and annexations being recommended at lower densities than requested by the
applicant.

There is no strategy in place for directly addressing, in a pro active manner, negative
perceptions about community housing. Education, mobilization and advocacy efforts
that dispel assumptions that high density and below market prices must result in low
quality, unattractive developments will be needed or public opposition is likely to be a
significant barrier to community housing.

Expertise and Capacity

While public officials and concerned citizens have learned much in the past few months
about affordable housing from other communities, consultants, state officials and others,
no entity has the responsibility and expertise for coordinating community housing efforts
in the two counties.
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Seasonality

Seasonality in employment and housing occupancy levels should not be a significant
barrier to community housing development. As described in THE ECONOMY section of
this report, employment levels have varied by season with approximately 1,275 more
employees during the peak summer months in the region than during the winter. This
pattern is changing, however with the opening of the Tamarack Resort and the
continuation of construction activity throughout the winter. This change is positive in
terms of the feasibility of developing community housing. It is difficult to finance and
achieve sustaining occupancies on units where seasonal fluctuations are as significant
as they have been in the region.

Language

The number of employees of Hispanic/Latino origin working in the region is increasing.
Although up-to-date data are not available, this is a predictable trend given the
experience of other region in the mountain west. Housing providers are not prepared to
deal with language barriers. Few property managers and leasing agents speak Spanish,
and most documents including applications and leases are only in English. Language
could become a significant obstacle in the future.
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X1. CONCLUSIONS AND RECOMMENDATIONS

There is clearly a shortage of housing in the two-county region for employees, which are
rapidly increasing in number, and low-income residents with special needs. Efforts to
provide community housing to accommodate the burgeoning labor force are needed to
support a sustainable economy and retain income in the region. The housing needs of
seniors and other members of the community living on fixed incomes should not be
ignored as priorities are focused on housing for employees, however, since they are
particularly impacted by rising rents and the extremely limited availability of housing.

This report examined current market conditions and identified development trends that
will likely impact the need for and availability of community housing into the future.
Compiling the information necessary to quantify housing demand was difficult, however,
since the development that generates it just started in early 2004. There is a time lag
between growth in population, employment and housing and publication of accurate data
that quantifies the changes. Planning and building personnel have not been added in
response to the increase in development activity. Record keeping systems and routine
reporting procedures are not adequate for readily retrieving data and monitoring housing
supply and demand. Compiling the data referenced herein required the special efforts of
county and city staff who seem to be over extended by the recent increase in their
workloads. This report was accomplished with many hours of their time and the
cooperation of numerous members of the community who agreed to contribute their time
and knowledge to the study.

Conclusions

Demographics

While population estimates show an increase in the number of persons residing in t ' he
region since the 2000 Census, they appear to understate the growth that has occurred
since 2003. The accuracy of published estimates. should improve over time. The
distribution of the population throughout the region is changing with growth in the
Tamarack/Donnelly area but McCall is still the largest community and not likely to lose
this position in the foreseeable future.

The majority of the households in the region are families. Historically, few households
have been comprised of unrelated roommates yet, if housing availability continues to
decline, the frequency that individuals are forced to live together will increase. The
percentage of housing units occupied by singles living alone will decrease. The extent
to which the region is able to preserve its family orientation will depend, to a great
degree, on the type and cost of housing that is developed.

The Hispanic population is small compared to other communities in the mountain west,
is.growing and will likely continue to increase creating unique needs for housing. Rental
housing with three or more bedrooms and priced to be affordable for families with
incomes at or below 30% AMI will be needed to adequately house this population.

Seniors are attracted to the region. Both counties have a relatively large senior
population, with a higher percentage of householders age 65 or older than in the state of
Idaho or Blaine County. The senior population will increase with growth rates that are
likely to outpace the general population. Seniors will need services that generate
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demand for employee housing while they will compete with employees for both rental
and ownership opportunities.

Approximately 40% of all households in the two counties have low incomes. This
equates to a 2005 estimate of at least 2,080 households with incomes equal to or less
than 80% AMI. Just over half of these households have very low or extremely low
incomes.

Incomes are higher in Valley County than in Adams County but the difference between
the two is decreasing. A household earning 100% of the median income can afford to
purchase homes priced up to $150,000. The maximum affordable price for low-income
households at 80% AM I is in the $100,000 to $120,000 range.

The Economy

Employment is increasing with an increase of 217 jobs in Valley County and 50 jobs in
Adams County since 2003. Again, the estimates appear very low for Valley County but
still are reflective of the change that is occurring. Seasonality is decreasing. The
reduction in seasonality will increase the feasibility of community housing projects by
improving occupancy levels.

Employers are being negatively impacted by the lack of affordable housing for their
employees. Most of the employers interviewed reported that they have been unable to
fill jobs and attribute that difficulty directly to housing. Though the sample was not large
or statistically valid, about 4% of the jobs offered by employers interviewed were unfilled.
While there has historically been a labor shortage during the summer months, it now
extends throughout the year.

Most of the employers interviewed report that they plan to increase the number of jobs
they offer within the next couple of years. Other businesses are moving into the area
and will need employees to operate. The lack of housing will be an impediment to
employment growth, however, unless development of affordable units catches up and
keeps up with job-generating growth.

Commuting has not been widespread in the region - employers report that most of their
employees reside nearby, and the Census found that the vast majority of residents work
in the county in which they reside. If additional housing is not provided where jobs are
being created, however, commuting will increase. The negative consequences of this
increase include retail leakage, traffic congestion, employment problems like tardiness
and absenteeism, inflationary impacts on housing prices, and losses to the communities
and their families resulting from members spending long hours getting between work
and home.

Though published estimates do not represent it, the greatest increase in employment
has been in the construction industry with roughly 700 to 1,000 construction workers
during the peak summer season. Approximately 80% to 90% of these workers are
brought in from outside of the region. Construction workers are competing with lower-
wage employees for housing forcing up rental prices and decreasing availability.
Growth and construction will not end when Tamarack is fully built out. The level of
activity will vary with highs and lows fluctuating with the national economy but it will not
stop. The permanent construction work force will be larger than historical levels. In
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order to reduce the extent to which they drive up prices on rental housing beyond the
means of other employees, and to keep their wages circulating in the region thereby
maximizing the economic benefit from the development that is occurring, housing for
construction employees is needed. Income restrictions should not be imposed on this
housing since the wages being paid are above low-income levels.

Housing Inventory

Building permits were issued for nearly 1,800 new residential units between 2000 and
May 2005. This equates to an increase of approximately 18% since the 2000 Census
was conducted.

In 2000, over half of the residential units in Valley County (54%) and almost 40% in
Adams County were second homes/vacation accommodations. These residential units
do not function as housing but rather generate demand for housing through direct jobs
on site and indirectly by jobs in the retail and service sectors. If the relationship between
primary homes and seasonal/vacation units shifts with a disproportionate increase in the
number of seasonal units relative to primary homes, the lack of employee housing will be
compounded.

Nearly 75% of the residential units in both Valley and Adams counties are single-family
homes, and most occupied units (60%) are in unincorporated areas of the region, not in
towns. Multi-family units (condominiums, apartments, duplexes, etc.) comprise a small
percentage of total residential units relative to the unit mix in most mountain resort
communities where land prices are high. As land prices in the region rise, it is likely that
proportionately more multi-family units will be built and they will be located primarily in
incorporated communities. The increased urbanization and higher density associated
with multi-family development may be considered unattractive by residents who want to
preserve the rural character of the region.

A relatively large percentage of residential units in the region are mobile homes - 11 % in
Valley County and 17% in Adams County. These homes typically cost less than any
other type of housing, both to rent and to own. Mobile home parks are at risk, however,
as the escalating price of land and housing demand make them financially less attractive
than other types of housing. Redevelopment has recently closed parks in McCall and
Council. Other parks will likely be lost in the future. Building new parks would be one
way by which affordable homeownership opportunities could be created.

At approximately 80%, the homeownership rate in the region is unusually high. This will
change, however, as employees move into the area and are unable to afford
homeownership. Having proportionately more renters relative to owners may not be
considered desirable but is likely to be the situation in the future.

Market Conditions

Prior to 2003, the demand and supply of community housing was roughly in equilibrium.
Both rents and purchase prices were lower, rental units were available with apartment
projects less than fully occupied, and the inventory of homes listed for sale was larger
than is now the situation.
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Rents have increased roughly 35% to 50% since 2000. The greatest increases have
been in Valley County, particularly in the McCall and Donnelly areas. Mobile homes are
the least expensive units to rent. Apartments are next followed closely by
condominiums. Single-family homes typically rent for more than double the cost of
mobile homes. Rates are now generally affordable for households with incomes at or
below 80% AMI but above the level that households at 50% AMI can afford to pay.

While the number of rental units has recently increased due to a small amount of new
construction and conversion of vacation cabins and condos into rentals, vacancies are
negligible. The number of existing rentals will decline as demand for vacation
accommodations rise, owners cash out taking advantage of market appreciation and
mobile home parks are lost to redevelopment.

Home prices are generally far above the affordable level for most households in the two-
county region and are increasing. Households earning 100% of the median income in
the region can afford to purchase homes costing around $150,000. Cascade and
Council were the only communities in the region where the median price of homes sold
in 2004 (single-family homes, condominiums and mobile homes on land) was less than
$150,000. In McCall and New Meadows, the median price in 2004 was close to
$200,000.

Homes currently listed for sale are priced higher than the homes sold in 2004. In all
areas except New Meadows, the median price of homes listed for sale is more than
twice the median price of homes sold last year. In New Meadows, the increase is still
significant at close to 50%. While approximately 34% of homes sold in the region in
2004 cost less than $150,000, only 11 % of the homes listed for sale in early 2005 (22
units) are in this price range. Donnelly has been the hardest hit with a 315% increase
between the median value in 2000 and the 2005 median price of homes listed for sale.

The inventory of homes available for purchase is small. With an inventory of less than
six months, it is a sellers market where purchase prices are close to, equal or even
exceed list prices. With little inventory for sale and negligible rental vacancies, housing
demand must be addressed by development of new units.

Community Housing

At least 1,467 households in the two-county region (approximately 28% of all
households) spend more than 30% of their gross income on their housing payment,
which is the amount they canafford. Overcrowding has not been a significant problem
except in Donnelly but it is likely increasing as employees move into the area, rents rise
and availability decreases.

The five largest apartment complexes in the two counties combined have a total of only
70 units but represent the bulk of the apartment inventory in the region. Four of the
projects (53 units) are publicly subsidized with restrictions that make them affordable for
low-income households. These properties are all small (less than 20 units each), aging
and have few amenities. All are operating near or at full occupancy with only temporary
vacancies resulting from turnover and applications on file.

None of the homes owned by their occupants are permanently affordable. All are free-
market units that will likely appreciate in value beyond what is affordable for moderate-
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and even middle-income households to purchase. Homes that have been built recently
for prices under $150,000 have sold quickly, evidence of the imbalance between the
supply of and demand for homes priced to be affordable for households earning the
median income.

Many of the employers in the region have found it necessary to provide housing or some
type of housing assistance for some of their employees. They do so out of necessity
with most not having the expertise, capacity or desire to be in the housing business.
While employer assistance should be a component of an overall housing strategy, it can
fuel inflation as employers pay above-market rates to master lease rental units and
decrease the availability for other employees.

Demand for Community Housing

Based on development that has occurred since 2003, new jobs have generated net
demand for approximately 210 additional housing units. Of the additional units now
needed, 145 should be priced to be affordable for low- to moderate-income households
and 65 should target households with incomes above 100% AM 1.

It typically takes at least two to three years to plan, finance and build a housing
development, however. Planning for existing unmet need will therefore not be adequate.
If growth continues at the same level as in 2004 and the first five months of 2005,
approximately 200 additional units will be needed in the next two years.

Community housing should target low- though moderate- and middle-income levels. To
maintain the characteristics of the region's population as it grows, 40% of all new units
that will be occupied as primary residents should be affordable for low-income
households with incomes at or below 80% AMI and 21 % should be affordable for
moderate- to middle-income households with incomes from 80% to 120% AMI.

To maintain the relationship between occupied housing units and second
homes/vacation accommodations, at least 45% of the new residential units in Valley
County and 60% of the homes that will be constructed in Adams County should be
occupied by residents.

The mix between for sale and for rent units should depend upon opportunities and vision
for the future. While rentals are needed to initially accommodate the immigration of
employees, homeownership opportunities more affordable than free-market prices are
needed for stability and families.

Special Needs

Employees are not the only residents of the region who have unmet housing needs.
There is an insufficient supply of housing to serve the relatively large senior population,
which is expected to grow as "baby boomers" reach retirement. Three age-restricted
apartment projects in the region provide 64 rental units for low-income seniors. All are
owned by non-profit organizations and operate near or at full occupancy with wait lists.
Based solely on the number of applications on wait lists and the number of seniors
occupying low-income family apartments, 35 to 40 additional rental units for low-income
seniors are needed at this time.
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According to the 2000 Census, 20% of the persons living in Adams County and 16% of
Valley County's population have a disability, which is a long-lasting physical, mental, or
emotional condition. Although the subsidized apartment projects in the region have
handicapped accessible units and residents who are disabled, housing specifically
designed for persons with other types of disabilities, such as chronic mental illness, is
not provided in the region. Provision for incorporating units for persons. with special
needs in all community housing projects should be considered.

Non-profit and public social service providers report increases in the demand for their
services and changes in their clientele. They report that finding housing is one of the
greatest difficulties faced by the populations they serve. Transitional and emergency
shelter housing is needed for victims of domestic violence and temporary rent subsidies
are needed for others who are displaced.

Development Trends and Forecasts

Valley County is in the midst of a development boom. As of May this year, rural
subdivision applications had been approved or were being processed for 1,778 lots,
which is eight times the number approved in 2004 and more than 20 times the average
number approved between 1992 and 2003. In addition, 12 subdivision applications had
just been submitted with over 300 lots. In 2004, permits were issued for 531 new
residential units in Valley County's rural areas and cities, which is more than three times
the number issued in 2000.

There is no end in sight. Ample land is available for development to continue into the
foreseeable future. In Valley County, over 7,500 lots are platted but vacant not including
the subdivision applications that are pending for approximately 1,700 lots in
unincorporated parts of the county. The pending subdivisions in the cities are also not in
this figure. The total number of lots available for development in Valley County could
easily exceed 10,000 before the end of the year.

The rate and location of future development will be determined by multiple variables
including the stock market, demand for resort real estate, the availability of water and
sewage treatment, the potential construction of a highway between Emmett and the
Indian Valley then over to Donnelly, and possible efforts to manage growth.

Barriers to Community Housing

Barriers to the development of community housing include:

" Zoning which does not allow densities greater than four units per acre on most
land served by central water and sewer systems;

" Public perceptions that government should not be involved in housing and that
community housing will have negative impacts on property values and
neighborhoods;

" Limited sewage treatment capacity; and,
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Lack of local expertise and capacity to coordinate and implement community
housing efforts.

Recommendations

In order to provide a variety of housing opportunities affordable for low- to middle-income
employees and persons with special needs including seniors, a combination of tools and
techniques will be required. High development costs and limited public resources make
it impossible for the public sector to alone address existing and projected needs.

A multi-faceted strategy is needed to address affordable housing comprehensively and
equitably in a manner that is both legally defensible and acceptable to the community.
Highly effective affordable housing strategies depend upon the involvement and
cooperation of the private sector, local and county governments, employers, non-profit
agencies, a local housing authority and residents themselves. The responsibility and
burden for providing affordable housing should be widely shared.

The following specific recommendations are offered in no particular order:

" Create local capacity to address current and ongoing housing needs. A housing
authority or similar entity should be established to monitor housing needs, work
with non-profit and private developers, possibly develop and own housing units,
provide technical assistance to local governments on housing incentives and
other programs and act as advocates for community housing. Housing
authorities are usually preferred over other types of administrative structures
since they can be direct recipients of Federal funding such as Community
Development Block Grants, issue tax exempt bonds and work in both counties as
well as all municipalities. Using consultants for specific narrowly-defined tasks is
appropriate but should not be a substitute for developing local capacity and
expertise.

" Implement inclusionary zoning requirements. Requiring new subdivisions to
provide for a range of housing types and prices is a technique commonly used in
areas where housing costs are expensive and there is such a strong market for
high-end housing that subdivision developers often respond by only providing
large lots and covenants that prohibit the construction of modestly-priced
housing. Inclusionary zoning typically produces home ownership opportunities
for moderate- to middle-income households. It is an excellent way to disperse
employee housing rather than have it concentrated in one area.

" Implement commercial and residential linkage programs. As commercial and
residential growth continues, there will be an increasing need for employee
housing. Making new development responsible for at least partially addressing
the need for housing directly generated by it is one of the most effective
mechanisms available for creating housing opportunities near places of
employment. Linkage programs are typically used to produce rental housing for
low-income households. Establishing a rational nexus between the need for
housing and the requirement to produce it would be necessary.

" Faci I itate/e ncou rage the development of mixed-income rental housing in small
projects first in Donnelly and McCall then in other communities as growth

Rees Consulting, Inc. Page 83



June 2005

continues. The Low Income Housing Tax Credit program (also referred to as
Section 42 financing) is one of the most frequently used ways by which private
developers are able to construct apartments where at least a portion of the units
are for low-income households below free-market rents. The projects should be
located near places of employment. While this program is not appropriate for
construction workers and has not been used with success for seasonal
employees, there are many year-round renters living in the region who could
income qualify.

" Work with Tamarack and construction contractors to provide housing that is
designed specifically for seasonal employees including resort and construction
workers.

" Encourage non-profit housing organizations to develop housing and expand
housing programs in the area. Non-profit groups like Habitat for Humanity,
Neighborhood Housing Services and Mercy Housing can supplement the efforts
of a local housing authority and private developers. They have experience and
access to funding, and they typically target population groups that others have
difficulty serving. The Southwestern Idaho Cooperative Housing Authority should
be encouraged through the provision of technical assistance and financing to
expand services in the area such as the Section 8 rent subsidy voucher program
and senior housing.

" Provide City and County general funds for hous ing or establish a local source of
revenue specifically for community housing. Federal funds can only be used for
low-income households yet moderate- and middle-income residents are being
priced out of homeownership opportunities and may find rents beyond their reach
in the future. Even if inclusionary zoning and linkage requirements are adopted,
private development will not serve all populations and needs.

Provide publicly-owned land for community housing projects either by sale or
lease to developers.

Improve local record keeping systems to monitor development activity, calculate
the housing demand generated by this development, assess changes in the
housing supply, identify trends and evaluate progress toward meeting agreed
upon housing-related goals.

Modify Comprehensive Plans to provide vision, explicit goals and quantitative
objectives for community housing. Amend zoning and development codes to
include incentives for employee and other affordable housing development *Consideration should be given to allowing density bonuses, set back reductions,
reductions in minimum lot size and open space requirements. Implement priority
review systems that move development applications containing community
housing to the front of the review and action queue. When taps or permits are
limited, give priority to projects with community housing projects as being done in
McCall.

Address public perceptions about community housing in a proactive manner.
Identify and mobilize residents who have unmet housing needs to serve as
advocates for community housing. Educate the public about the need for and
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benefit of having an adequate supply of housing to support a sustainable
economy.

Require that community housing be provided as part of all annexations. Since
annexations are voluntary, cities have the authority to require that community
housing be provided based on public policy without the requirement to establish
a nexus rational or other legal foundation.

Provide permanent housing for construction workers and their families to more
fully reap the economic benefits of this construction boom.

Develop mobile home parks for residents who will be displaced from existing
parks and for others who need very-low-cost, entry-level homeownership.

Develop a homebuyer education/counseling program so that employees can
qualify to purchase homes that are developed. Include education on deed
restrictions, which are necessary to preserve affordability over time.

Assist non-profits to provide emergency shelter and transitional housing for
victims of domestic violence. Include units targeted for persons with special
needs in all community housing projects.

Develop rental housing for low-income seniors and explore other housing options
for retirees that will reduce the extent to which they compete for housing.
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