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Executive Summary

We at SHARE (Securing Homes on Affordable Real Estate, a program of Upper
Valley MEND?) set out to do this study in order to:

» Better understand the housing market in the Upper Valley;
o Availability, prices, and trends in homes and rentals;
o Affordability, i.e. the relationship between incomes and housing prices.
o The impact of housing availability and costs on employers, the work force,
and community life.

» Help shape and prioritize SHARE’s development of affordable housing on fifteen
acres between Titus Road and Chumstick Highway (property owned by the
SHARE Community Land Trust/Upper Valley MEND).

» Stimulate community dialogue and action on longer term solutions to the
affordable housing crisis, including community support for SHARE’s work.

Study Method: Employers, Work Force, and Real Estate Data

During the late summer of 2008, SHARE staff and volunteers interviewed
employers and surveyed workers, and collected real estate and income data for the Upper
Valley. Sixty-five employers were interviewed, representing 68 businesses,
approximately 1,740 jobs, and all of the major types and sizes of businesses in the Upper
Valley.

The worker survey was returned by 199 individuals, for a response rate of about
16%. This group also reflects the variety of businesses and occupations in the Upper
Valley, but is under-weighted in the lower wage occupations, and over-weighted in the
professional occupations.

Employers reported that about 24% of their employees live outside of the Upper
Valley. Additionally, 23% of the employers themselves do not live in the Upper Valley.

Results: Documenting the Affordability Gap

Stated as simply as possible, the Upper Valley (actually, much of Chelan County)
has become very attractive for recreation homes, and dollars coming in to the area in this
manner resulted in home prices rising faster than even the national averages during the
recent housing boom. While the county and the Upper Valley are clearly seeing the
impact of the national downturn in real estate, median housing prices remain high relative
to median incomes, which have grown far more slowly than housing costs over the past
several years.

The result is that a large housing affordability gap has developed which is
impacting the quality of life in the Upper Valley in a variety of ways. It is not just the

? See www.uvmend.org for a description of MEND and SHARE.
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lower wage workers (in the vastly expanded retail and hospitality sectors) who have been
priced out of the market here, but many middle-class professionals we rely on for critical
services in education, health care, governance, and the business community. A family at
the county median household income of $57,000 could afford to purchase a home priced
at $221,000. Fewer than 15% of the homes listed for sale in the Upper Valley are in this
price range, and many of these are not suitable for families.

The lack of affordable, quality rentals adds to the overall problem. Rare vacancies
and long waiting lists are typical for the limited supply of rentals. An hourly wage of
about $19.00, or annual income of about $38,500, is required to rent the average home or
condo in the Upper Valley, and an hourly wage of about $13.75, or annual income of
$28,000, is required to rent the average apartment or room. The median wage for 70% of
the occupations in Leavenworth is about $11.00/hour.

Broad Impact

The lack of affordable housing makes recruiting and retaining quality employees
more difficult for employers. The problem is felt across job types. Of particular concern
are professional occupations in management, health care, education, and natural
resources, all of which face current and growing problems in recruitment. In addition,
managing employees, up to 24% of whom are now commuting to work from outside the
Upper Valley, creates both costs and management problems for employers. Over 70% of
workers indicate they have or had problems finding quality, affordable housing.

The lack of affordable housing impacts many aspects of community life. School
enrollments are on the decline due to the high number of recreational homes and lack of
affordable housing for young families. Neighborhoods scattered with non-resident home-
owners experience a decreased sense of community. Taxes rise with values, but those
who live on fixed incomes, as well as those who work but who have not seen
commensurate increases in their wages, are struggling to stay in their homes. Finally,
people who have grown up in the Upper Valley find that as adults they cannot afford to
live in their home town.

Conclusions

The ‘affordability gap’ is real and has gotten significantly worse in recent years.
The impact/costs to the community show up in many concrete ways.

There are many reasons to believe the problem will only get worse.

Long-term solutions are bigger than SHARE, and will require community action.

o O O O

SHARE has set the goal to break ground on the next phase of affordable housing
on its Titus/Chumstick property in the Spring of 2010. This phase will be the first of
several over the next five to seven years, and will be a mix of rental and owner-occupied
homes targeting families with annual incomes between 40% and 80% of the county
median. SHARE will not be successful without significant support from the City of
Leavenworth as well as many other outside sources of support and funding.
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Introduction

It might surprise some to know that finding affordable housing the Upper Valley
has not always been a problem:

“By the 1950’s Leavenworth was in danger of total decline... So many
Leavenworth residents were on welfare in the early 1960°s and prices
were therefore so low, that the county actually sent other welfare
recipients there to live economically. Leavenworth’s shops were truly
dying, there were twenty-four empty buildings downtown.”

It isn’t necessary to tell here the familiar story of the rebirth of the Upper Valley
over the next forty-years. Suffice to say we now enjoy the benefits of a vibrant
recreation/tourist-based economy. As stated on the web site of the Chamber of
Commerce:

“Leavenworth will continue to grow and expand as the most outstanding
Bavarian village this side of the Atlantic. The people of Leavenworth are
the town’s biggest asset and it is those people that will continue to make
Leavenworth “the little town that could.”

It is ironic, but it is this very success that now seems to threaten many aspects of
the quality of life of the people who live and work in the Upper Valley, the people who
are our “biggest asset.”

Stated as simply as possible, the Upper Valley (actually, much of Chelan County)
has become very attractive for recreation homes, and dollars coming in to the area in this
manner drove up housing prices faster than even the national averages during the recent
housing boom. At the same time, wages did not rise at nearly the same pace. The result is
that a large housing affordability gap has developed which is impacting the quality of life
in the Upper Valley in a variety of ways. It is not just the lower wage workers (in the
vastly expanded retail and hospitality sectors) who have been priced out of the market
here, but many middle-class professionals we rely on for critical services in education,
health care, governance, and the business community.

We at SHARE (Securing Homes on Affordable Real Estate, a program of Upper
Vally MEND”) set out to do this study in order to help us decide on how best to continue
working towards our mission: To hold and develop land in a manner that provides
quality, environmentally sensitive, permanently affordable housing for low and moderate
income residents of the Upper Valley. Specifically, we needed guidance for the
development of property we own between Chumstick Highway and Titus Road in
Leavenworth. We believe we did get good direction here, but as we assembled the data it

3 Steven’s Pass: The Story of Railroading and Recreation in the North Cascades: Roe, JoAnn, Chapter 12,
page 143.

* http://www.leavenworth.org/modules/pages/?pageid=3&path=23.

> See www.uvmend.org for a description of MEND and SHARE.
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became very clear that the problem facing the community is much bigger than our
organization.

This study was designed and executed by SHARE’s part-time staff and many
volunteers concerned about the future of the Upper Valley — our only direct costs were
printing and postage. There are areas where we wish we could have gotten more
complete information, e.g. the rental market and wage rates specific to the Upper Valley.
Others where we would have liked to get hard data to support things we heard, e.g. the
percentage of real estate sales that is second homes, or how long it has been since quality
multi-family rental housing had been built in the Upper Valley.

So, we certainly see the blank spots and unanswered questions. We tried to be
careful about our conclusions and we think the evidence we do cite is convincing. We are
willing to share all of the data with anyone who would like more information or would
like to see a different analysis on one item or another.

Finally, we think it worth saying that there are no villains to be found anywhere in
this story. Finding villains at the root of problems is a popular past time in our culture. It
seems to us that folks have been acting in good faith to do the things folks do in city
government, the business community, developers, etc. We think it a waste of time to
worry about culpability. Great successes sometimes beget big problems. Perhaps we need
to remember that the “Bavarian Village” was a means, not an end in itself. [t was a means
to a vibrant, great community to live and work for its citizens. We just need to apply that
same great community spirit and creative energy to making sure it stays so. Next to jobs,
quality affordable housing needs to be a top priority before it is too late.

Goals for the Study

» Better understand the housing market in the Upper Valley;
o Awvailability, prices, and trends in homes and rentals;
o Affordability, i.e. the relationship between incomes and housing prices.

» The impact of housing availability and costs on employers, the work force, and
community life.

» Help shape and prioritize SHARE’s development of affordable housing on fifteen
acres between Titus Road and Chumstick Highway (property owned by the SHARE
Community Land Trust/Upper Valley MEND).

» Stimulate community dialogue and action on longer term solutions to the affordable
housing crisis, including community support for SHARE’s work.

The Data: Collection and Description

Staff and volunteers developed three survey instruments (they are included as
appendices). The first was for employers. It was used as an interview guide as all
employers, with perhaps a couple of exceptions, were interviewed in person by a SHARE
volunteer or staff member. These interviews took place from mid-July through late
August, 2008. Sixty-five employers representing sixty-eight businesses/organizations in
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the Upper Valley were interviewed.® In three cases a single employer represented two
businesses. Together these employers represented approximately 1,740 jobs.

The second instrument was a mail-in survey, designed to get information from
workers in the Upper Valley, regardless of where they lived at the time. It was distributed
(in English and Spanish versions) primarily through the employers interviewed, and then
mailed back to SHARE. Most employers were very happy to give their workers a chance
to express their views. The survey was also available on-line and at several distribution
points in Leavenworth. Approximately 1,200 Worker Surveys were distributed, and 199
of these were returned for a response rate of about 16-17%.

The third survey was used to collect information from the families who are living
in either SHARE or Habitat for Humanity homes in the Upper Valley. We were able to
collect data from seventeen of twenty-seven of these homeowners.

Real estate data were collected from a variety of sources (see footnotes
throughout). Volunteers also talked with realtors from four different agencies with offices
in Leavenworth.

Information on rental availability and market pricing was collected by
interviewing landlords of rental properties in Leavenworth. Rental prices were also
captured through the employee survey.

Income data were collected from a variety of sources, again, see footnotes
throughout.

The Employers

The employers interviewed for this study appear to represent well the business
community of the Upper Valley:

o Averaged about 9 years as owner or manager.
o Represented a variety of businesses/organizations;
o 23 Hospitality (Hotels, B&B, Restaurant)
o 22 Retail
o 18 Other (local, county, and federal government, health care, schools,
recreation, etc.)
o 4 Agriculture.
o Managed many different types of schedules and workers (see Table 1)
o Represented a variety of business sizes (see Chart 1).

% A list of the participating businesses/organizations is included in the Acknowledgements.
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Table 1: Work type and work schedules for jobs managed by employers.

Work Type 'Work Schedule
- 1157 Service/Labor (70%) - 834 Full Time, Annual
- 183 Managers (11%) - 302 Part Time, Annual
- 116 Skilled/Crafts (7%) - 247 Full Time, Seasonal
- 180 Professional (11%) -127 Part Time, Seasonal
- 151 Minors (schedule varies)

Chart 1: Number of jobs per employer interviewed.
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Employers

The Work Force

The response rate for the employee survey was quite good for a survey of this
type. In addition, the group of respondents represents a wide variety of businesses and
work types (see Table 2). However, it is unlikely that the group is statistically
representative of the entire job base in the Upper Valley, or that of the group of
employers interviewed for this study. To illustrate, 70% of the jobs provided by
employers were in the service/labor category, while only about 36% of the respondents to
the employee survey were in the service/labor category. Conversely, 12% of the jobs
provided by employers were in the professional category, but professionals accounted for
about 42% of completed employee surveys. It must be assumed that the respondents who
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took the time to complete the survey were likely those for whom affordable housing was
important. While this certainly biases the responses, it does not, as will be discussed later,

keep them from being useful for the purposes of understanding the problems.

Table 2: Business type and work type for employee respondents.

Business Type

Work Type

Restaurants)

- 52 Hospitality (Hotels, B&B,

- 72 Service/Laborers

- 32 Retail

- 30 Managers

- 112 Other (Local/Fed Government, |- 18 Skilled/Crafts
Medical, Schools, Recreation

- 10 Agriculture

- 83 Professionals

- 15 Other

Most employers could report where their workers live and this data is shown in
Chart 2. Employees were also asked to report where they live, and by comparison, 16%

of employee survey respondents reported living outside the Upper Valley, while

employers reported that about 23% of their employees live outside the Upper Valley. It is
likely that the employer reported number is more accurate for the purposes of drawing
some conclusions, again, as will be discussed later.

Chart 2: Where workers live as reported by employers.
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7 Note that it was possible for respondents to list more than one business and/or work type, thus the sums
reported in the table are greater than the total number of respondents.
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Results and Analysis: Av#ability and Affordability ®

This section documents the affordability gap by examining the real estate market
(including rentals), and income data.

The Real Estate Market

The first component in understanding the extent of the problem of affordable
housing in the Upper Valley is the real estate market. When preliminary results of the
study were presented to the community on September 7, 2008, much of this information
was based on second quarter data. The data reported here were updated with the
availability of third quarter, 2008 information. Given that the surveys were conducted
during the third quarter, the information on markets is now aligned with survey
responses.

The median resale price of a home in Chelan County in the third quarter was
$247,900, which is down about 8% from the third quarter of 2007.° Trends in the
marketplace are displayed in Chart 3. These data clearly reflect the collapse in the
housing market which has occurred nationwide. Note, however, that even given the
decline in sales, permits and prices have not declined as much as the state wide average.

Chart 3: Real estate market trends in Chelan County
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¥ Note that our conclusions do not necessarily represent the views of any of the employers, realtors, or
workers who participated in our study. The responsibility for the conclusions is solely that of the SHARE
organization.

? Washington Center for Real Estate Research, http://www.wcrer.wsu.edu.
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Chart 4 displays data just for zip code 98826.'° The median resale price of about
$262,500 is 5.5% higher than that of Chelan County, and it has declined 14% vs. the
average 8% decline for the county. Year over year sales have also declined more rapidly
than the county as a whole, with sales in Leavenworth down 48% vs. 31% for the county.
Again, these data confirm that the housing correction occurring nationwide is having an
impact on the Upper Valley.

Chart 4: Historical sales and prices for residential properties in zip code 98826.
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Equally important for this analysis is what is available for sale and at what price.
A review conducted on December 17, 2008 via the Multiple Listing Service'' showed
194 residential properties for sale in the Upper Valley. Table 3 shows the number, types,
price ranges and median prices for properties broken down by specific area within the
Upper Valley. It is important to note that these are the advertised prices, not the actual
selling price.

10 www.city-data.com, it is not known if the source for this data is the same as that for the County data, but

it is the only data source found which specifically covers the market in most of the Upper Valley. Data for
Dryden (zip code 98821) is not available at all for 2008, and data for Peshastin (98847) is not available for
the third quarter, 2008. Combining second quarter data for 98826 and 98821 would lower the overall
median resale price by about 3%.

''Note that it is possible that not all residential properties for sale are listed in the Multiple Listing Service,
but it is the most comprehensive source available.
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Table 4 contains the same information for the thirty properties, or about 15% of
the total, where the list price was below $250,000. Note that due to the small number of
properties in each category, average price was used as opposed to the median.'?

Table 3: Residential real estate listings for the Upper Valley obecember 17, 2008

Number | Type | Location Price Range ~Median
53 Condo | Upper Valley $209,900-$595,000 $390,000
67 Homes | Leavenworth $219,000-$2,250,000 $399,000
53 Homes | Plain/Lk Wenatchee/St Pass | $59,999-$1,599,000 $459,000
21 Homes | Peshastin/Dryden $46,900-$1,200,000 $360,000

Table 4: Residential real estate listings under $250,000 for the Upper Valley on December 17, 2008.

Number | Type | Location Price Range ~Average
6 Condo | Leavenworth $210,00-$242,000 $224,000
9 Homes | Leavenworth $219,000-$249,900 $233,000
9 Homes | Plain/Lk Wenatchee/St Pass | $59,999-$249.000 $178,000
6 Homes | Peshastin/Dryden $46,900-$249,900 $165,250

The Rental Market

Rentals are a key component in the affordable housing mix. Information was
collected on 97 rental units, all located in Leavenworth. Most were apartments, although
some were duplexes or quadplexes. Typically they are one or two bedroom and one bath.

Market rents, reported by owners/managers, ranged from $500-$700 per month.
Sixteen units are subsidized by federal/state programs based on the occupants’ household
income, and rents for these ranged from $440-$500 per month. Owners/managers
reported that vacancies are rare, and a total of 32 families were on waiting lists for these
97 units in August of 2008.

There are also homes and condos for rent in the Upper Valley. Some are nightly,
some vary between nightly and longer term. While we could not find a way to estimate
the number of long term home/condo rentals available, data reported by workers on the
employee survey provided a view of the rents. The average rent in the Upper Valley for a
home/condo reported by forty-one workers was $842/month, the average rent for an
apartment or room reported by 22 workers was $624/month.

Realtor Views

Real estate agents from four different agencies located in Leavenworth were
contacted at various times during the data collection phase of the study in order to seek

'2 The average is more representative when looking at very small groups.
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help and advice on where to acquire information, and then to check the information
against the experience of people working in the field. Their comments/insights are
summarized here.

The market in the Upper Valleirst it is very important to recognize that the vast
majority of the real estate market in the Upper Valley is for recreational or second homes.
Several estimate that second homes account for as much as 80-90% of sales, and that this
has been the case for a number of years. This fact drives a number of key market
dynamics. Developers target construction projects for this market (both in design and
costs) and prices are pegged not by wages in the local economy, but by those of the
purchasers, who by-and-large are upper income families from out of the area. While the
Upper Valley is clearly seeing the impact of the housing correction now underway, list
prices are holding fairly steady because, in general, recreational/second homes for sale
tend to stay on the market longer as owners are rarely in urgent need of selling.

The rental market in the Upper Valléjhe scarcity of quality affordable rentals was
confirmed by realtors — who regularly receive inquiries regarding long term rentals. One
indicated that the last multi-family complex in the area was built over twenty years ago.
When reviewing the rental rates collected in the study (from landlords as well as reported
by workers), the general feeling was that they appeared lower than the actual market —
especially for homes/condos suitable for a family.

Incomes

Household income is the next key component. As wage and income questions
were considered too sensitive for the types of interviews/surveys conducted, household
income and job wage data is only available from public sources for Chelan County as a
whole. Initial reviews of these data by area employers found the data to reflect their
experience. Nevertheless, incomes in the Upper Valley are surely influenced by factors
not accounted for here, e.g. retirees who have moved here and are not living exclusively
on wages, etc.

That said, median annual household income for Chelan County in 2008 is
$57,000." Chart 5 displays wages by job type for Chelan County.'* The latest
information available is for first quarter, 2008. Note that for the purposes of the study it
was necessary to edit and sort the wage rates for various jobs into the categories used in
the employer and employee surveys.'” It is important to point out here that according to
employers interviewed for this study:

o 70% of jobs are in the service/labor category, annual wages of ~$23,000

'3 Department of Housing and Urban Development (HUD), based on census dated updated with annual
surveys. HUD’s calculation is the accepted figure for all federal and state based housing programs.

' hitp://www.workforceexplorer.com. State Department of Labor and Industries, based on quarterly
surveys.

'S Details of the jobs included in each category of employment are available on request from the
MEND/SHARE office in Leavenworth.
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o 7% of jobs are in skilled/crafts, annual wages of ~$35,000
11% of jobs are managers, annual wages of ~$47,000
o 12% of jobs are professionals, annual wages of ~$58,000

(0]

Reconciling wage data with HUD’s household income figure leads to the
conclusion that more than one wage earner is required to achieve the median household

income in Chelan County.

Chart 5: Wage rates by job type for Chelan County, March 2008
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Affordability for Homes

We are now prepared to look at the issue of affordability. Table 5 displays the
cash and income requirements to purchase the median priced home in Chelan County and
Leavenworth area. These figures came from the Affordability Calculator available
through Ginnie Mae,'® and were based on the following assumptions:

o Loan made in Chelan County (calculator takes regional differences into
consideration for estimates of property taxes, insurance, and other housing costs,
1.e. utilities.)

30 Year, fixed, conventional financing, 6% Annual interest rate.

15% Down payment (less than 20% triggers requirement for mortgage insurance).
Maximum debt to income ratio of 36%

NO additional household installment debt of any kind.

o O O O

16 http://www.ginniemae.gov
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Table 5: Income and cash requirements for purchase of median priced home.

Location Median Price* Cash Required** | Income Required
Chelan County $247,900 $45,400 $64,000
Leavenworth (98826) | $262,500 $48,100 $67,750

*Based on median sales prices, not listed prices.
**Down payment plus closing costs.

Several things to point out here:

o These calculations are based on the prices of homes sold in the third quarter of
2008, which are significantly lower than the average of the last couple of years.

o The assumption made that the purchaser has NO other installment debt of any
kind (car loan, school loans, credit cards, etc.), which would impact their debt
ratio and thus their ability to purchase is likely inaccurate, thus making these
numbers an absolute ‘best case.’

Given that median household income in Chelan County is $57,000, it is clear that
a family at the median income could NOT afford to purchase a median priced home in
Chelan County or the Upper Valley. Using the same set of assumptions, a family at
median income could afford a home priced at about $221,000, assuming the family had
$41,000 in cash for a down payment and closing costs. It is noteworthy that less than
10% of the properties listed for sale in the Upper Valley in December of 2008 are in this
price range.

This ‘affordability gap’ is relatively new to Chelan County. Chart 6 displays the
Housing Affordability Index for Chelan County vs. Washington State as a whole from
2005-2008."” The index is created doing much the same as we did - estimate the
capability of a family at the median income to purchase the median priced home. If
incomes were ‘balanced’ with home prices, the index score would be exactly 100. If
household incomes were higher, relatively speaking, than home prices, then the index
score would be greater than 100, that is, more affordable. Conversely, if the index score
is less than 100 then housing is less affordable.

Chart 6 illustrates that the combination of housing price increases along with
relatively stable household income has altered the dynamics of the market significantly.
Chelan County in 2005 far exceeded the state wide average for affordability. Over the
next three years we can see that the County converged, perhaps even collapsed would be
a better term, to the state-wide average — below the ‘balance point.’

Chart 7 takes this analysis one step further by constructing the index for first time
buyers. Several assumptions change; incomes are assumed to be at 70% of median; home
purchased is assumed to be at 85% of median; down payment of 10% vs. 20%. This data

'7 Washington Center for Real Estate Research, http://www.wcrer.wsu.edu..
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illustrates that while it has been challenging for first-time buyers for some time, the

problem has gotten significantly worse since 2005.

Chart 6: Housing Affordability Index, Chelan County vs. State Average
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Chart 7: Housing Affordability Index for first time buyers, Chelan County vs. State Average.
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Affordability for Rentals

We turn now to the rental market. The question here is what income is required to
rent the average home/condo/apartment in the Upper Valley? This calculation is much
more direct. Using affordability guidelines for federal housing programs, housing costs,
rent plus utilities, should not exceed 30% of gross household income.'® Using the average
rents reported to us by workers living in the Upper Valley, the income requirements are
as displayed in Table 6:

Table 6: Income required for average rentals in the Upper Valley.

Residence Type Average Average | Total Annual Income Conversion to
Rent Utilities Required hourly wage rate

Home/Condo $842 $120 $962 $38,480 $18.95

Apartment/Room $624 $70 $694 $27,760 $13.67

It is important to remember when thinking about these data that Upper Valley
employers report that 77% of their jobs are in the service/labor and skilled craft
categories, and from wage data the median pay for service/labor jobs is about
$10.89/hour and for skilled crafts it is about $16.97/hour. Finally, recall that local realtors
thought that the rents reported to us looked lower than the actual market.

The first conclusion is that the economics of the rental market are very
challenging for low-wage earners. Few would be able to afford an apartment, much less a
home or condo, on one income.

Perhaps more challenging in this vein is the availability of quality rentals,
particularly suitable for a family. Somewhere between 70-80% of the jobs in the Upper
Valley are in lower-wage occupations and housing appropriate for these workers is very
scarce and relatively expensive. Remember the vacancy and waiting list data reported by
owners/managers of rental properties, and the observation by one realtor that no new
multi-family rental property has been built in Leavenworth for more than twenty years.

Results and Analysis: Impacts on the Upper Valley

The numbers we’ve reported document a significant problem in the Upper Valley
with regards to affordable housing, both in terms of availability and cost. Next we
consider how the problem impacts the community in a variety of ways.

Impact on Employers

We turn now to the results of the employer survey. What follows is a summary of
how employers are experiencing the problem in terms of the impact to their businesses:

'® hitp://www.huduser.org/Datasets/hads/HADS _doc.pdf.

Affordable Housing in the Upper Valley, December, 2008 Page 17



» 77% of employers say housing costs/availability makes recruiting workers more
challenging.

» 43% of employers experience the problem “often” or “always.”

o Many are the largest employers, representing 59% of the job base in our
sample.

o While they experience the problem across job types, the problem is more
serious for skilled workers and professionals.

» 23% of employers do not live in the Upper Valley. Most cite housing cost or
value (that is, the quality of home relative to the price) as a major reason.

» 48% of employers report management issues such as turnover and absenteeism
result from housing issues.

o Many are arranging shifts to coordinate with LINK schedules

o Some actually purchase LINK passes for employees

o Several indicated that they would provide employees with rooms in town
during particularly bad weather to avoid absenteeism.

o Many cited that they have just had to “learn to be flexible” when dealing
with absenteeism and tardiness due to employees living a long ways from
work.

» 77% of employers feel the problem has gotten worse over time, which certainly is
validated by the data. Those that said “No” usually meant that “it has been a
problem as long as I can remember.”

» Several of the largest employers are looking at significant professional retirements
over the next five years.

o These workers bought homes long ago.

o Employers anticipate recruiting problems to intensify as they seek to
replace these mid-level professionals.

While it isn’t possible to calculate the economic costs to the business community
inherent to these problems, particularly as the problem intensifies in the coming years, it

is a straightforward conclusion that the costs are significant.

What follows now is a selection of verbatim comments we recorded during
employer interviews:

“This was my (employer’s) own experience, we could not afford to live in Leavenworth.”

“Our average wage i$4550,000 and yet they still can’t afford to live here. 5 Nursing
clinic personnel have left in the last year3RN'’s have left the hospital...”

“In the last three months two good employees have moved away from town due to high
cost of housing.”

“Leavenworth is full of the same jobsservice. Most employers are looking at the same
small labor pool.”

“Skilled outside sales people hard to keep long term.”
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“If people could afford to live here we would have more selectiarbroader base of
applicantsto choose from.”

“Skilled and professional employees are difficult to recruit because of the costs here.”

“Recruiting is hard for any of the line positions, caregivers, cooks, etc., seriously
effected... we’ve run adds for four months!”

“Living expensesre high in Leavenworth. We have a high wage but we are seasonal
and that makes it hard to recruit unless we can provide houshsit@n

“Very difficult for migrant seasonal work. Must have-site housing to employ, lucky to
have our own.”

“Hard to get managers... had one leave this year due to housing costs.”

“I've lost some really good full time employees who had to find work closer to where they
could afford housing.”

“It's a struggle to get applicants, we’ve had to raise wages just to increagmtie
workers are just sef$electing out of this market.”

“Not a big problem now, but a large number of our professionals will retire over the next
several years- replacing them will be very challenging.”

Impact on Work Force

The workers’ experience is another perspective. Here it is important to point out
certain qualifications due to the sample of workers, as we discussed earlier. The first of
these is we believe this sample under-represents low-wage workers, for whom we can
safely assume the impacts are the most significant. Secondly, professionals are over-
represented in this sample, which is interesting in itself. Our conclusion is that the
housing problem is not just a problem of low income workers, but has crept up to
significantly impact workers in jobs which should place them decidedly in the middle
class. Given these qualifications, impacts are significant:

» 72% of workers reported problems in finding available and/or affordable
housing (for rent or purchase or both).

» 18% of respondents live down valley due to housing cost and/or availability.
Note that employers told us that the number living ‘down valley’ is closer to
23-24%.

» If the employer number is more accurate, then somewhere in the range of 350-
400 of these workers are commuting to work in the Upper Valley with all of
the attendant community costs in traffic, parking, etc. The actual number of
commuters is clearly much higher.
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Here is a selection of verbatim comments from the worker survey:

“We have looked on and off for over 28ays in Leavenworthk it never has been
affordable.”

“Housing of any kind for minimum wage earners is need#tese are the people who
make Leavenworth work.”

“There are many jobs here that pay minimum wage but $40000 rent (or more)
doesn’t allow rmach to pay for groceries, etc.”

“We live in Wenatchee because house prices here are twice as high.”

“People are trying to get rich on these dumps.”

“There is no affordable housing for the average family to purchase. Just look around at
the prices of hasing and the salaries in the area... The average person cannot afford a

$400,000 house on minimum wages and tips.”

We make minimum wage with seasonal employment but pay rent at Seattle cost
outrageous!”

“It seems to me that all of the housing projectaently being built are for the people
who make over $90,000/year. What about lower, income, middle class, hard working
families that live in this area?”

“Rising property values due to owners of 2nd homes are driving those who live and work
here out of te area... now we commute, making our costs even higher.”

Most of us single mothers who work in town are one paycheck away from being
homeless... working 1 or 2 jobs and barely scraping by, trying to support your children,
food and the price of gas.”

“My husband and | purchased a home (the next to cheapest one on the market) and our
housing costs currently take up 60% of our income... that doesn’t leave much left...”

“The housing market seems to be for vacation homes for people living out of the area.”

“Appropriately sized single family home targeting mididieome families are needed to
stabilize the Leavenworth community.”

“I would like to live closer to my job but prices are prohibitive and nothing is available”

“We have friends and family who may find aghik housing, but affordable it is not..
and the quality is very poor.”
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“We’ve lived here since 1983, we could not afford a home in the Upper Valley today,
couldn’t afford payments even...”

“All housing that could be long term rental is nightly rental besait is more
profitable.”

Impact on Community Life

As we looked at comments from both employers and workers, many of whom are
also residents of the Upper Valley, we found many which addressed broader issues of
community life. We found these sorted into several categories.

Schools:

It is interesting to note that the 2008-2009 school year opened with the
announcement that kindergarten enrollment in the Cascade School District was
significantly down from prior year estimates, creating a very large budget problem for the
district.

“The number of people moving in without children, this significantly effects school
enrollment and thus the matching funds available... and then these folks are reluctant to
support the levies...”

“Please... we need more familiegth children for our schools and our town.”

“Schools are shrinking, tourists are able to buy the houses, and we are turning into a
tourist town only.”

Taxes:
One of the inevitable outcomes from rapidly rising property values is the
subsequent increase in property taxes. The impact here is extensive, but particularly bad

for those who live on fixed incomes.

“Even if you do buy a home in town the taxes are killing us. Ours just went up $1,000 in
one giant leap, and ours is older and small to boot!”

“My monthly house payment may be affordable, but my property taxes are high and
getting higher all the time. | have to work weekends to make it here.”

“When people come over from Seattle and the housing prices go up the taxes go up. Our

taxes doubled in ongear... and one of us is diabled. We may soon have to sell our
modest home... who will provide the services to the wealthy?”
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“Older people who have lived here forever now have to pay higher taxes and can’t
maintain their property.”

Generational Natives:

This category surprised us a bit, but makes perfect sense. Here we refer to people
who have grown up in the Upper Valley in homes purchased by their parents many years
ago. As they become adults they find they cannot afford to live in their home town.

“I have two grown daughters who can't afford to live in Leavenwestfages low,
housing high.”

“I would not live at home with my parents if | could find/afford something in
Leavenworth to rent.”

“l have an adult daughter and 2 grand children who live wittbesause they can’t
afford a home of their own.”

“I rent from my mom, that's how | stay in Leavenworth.”
Neighborhoods:

This was another surprise, but again totally understandable. With the vast
majority of home sales going to the recreational/second home market, it is not surprising
that residents see the impact in their neighborhoods.

“Affordable housing was the primary reason we chose to live out of the area, but there is
a loss of the sense of community with so many vacation homes with transistg-to
not very desirable for raising a family.”

“The mix of nightly rentals in condo complexes is bad. You don’t want to buy when your
neighbors are vacationers and loud.”

“I'm glad this is being addressed. With the lack of affordable housing I'mdaiva
won’'t have a community of families to enrich our area.”

Conclusions

» The ‘affordability gap’ in housing has gotten significantly worse in recent years:
o The gap between housing prices and availability and typical family incomes in
the Upper Valley has gotten significantly worse in just the last three years.
o The Upper Valley participated in the national housing bubble, but local wages
did not keep up.
o The Upper Valley outpaced the state due to market for 2nd homes.
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o Given market conditions, there are few if any economic incentives for
developers to build quality rentals or modest entry-level family homes in the
Upper Valley.

» The impact/costs to the community show up in many concrete ways:
Recruiting, especially (but not exclusively) for more skilled workers.
Managing employees.

Attracting and retaining young people, young families.

Property Taxes

Neighborhoods

Schools

Generational natives

O O O O O O O

» There are many reasons to believe the problem will only get worse:
o The market dynamics in the Upper Valley as described earlier tend to sustain
prices, even through the down turn in housing prices.
o The demographics of our work force (and perhaps those of west side) point to
increasing pressure in coming years, that is, the ‘bubble’ of retirees.
o The lack of availability of rentals and the costs of commuting point to
increasing pressure on the lowest paid workers.

Targets for SHARE’S Next Development

We at SHARE have drawn our own conclusions regarding the priorities for the
next phase of development on the property we own between Chumstick Highway and
Titus Road:

» Quality, affordable, entry level family homes targeted at 60-80% of median
household income ($34,000-$45,000), purchase price range of $135-175,000.
» Quality, affordable, rentals in a wider range:
o Family oriented at 60-80% of median, rent range of $750-$1,000/month.
o Work-force oriented at 40-60% of median ($22,000-$34,000), rent range of
$450-$750/month.
» Build up to 120 units of mixed rental and owner-occupied housing over five to seven
years.
» Begin with a multi-family complex of 32 units of rental housing and 12 owner-
occupied homes/town homes, breaking ground in the spring of 2010.

We face significant challenges to accomplish these goals. Note that we do not
face one of the biggest obstacles in that we already own the land. However, designing
and building in a manner that meets these cost objectives and is sensitive to the
surrounding neighborhood, will not happen without a great deal of support from the city
of Leavenworth and many other sources of support and funding..

SHARE has already built twenty homes in two developments in Leavenworth. In
addition, Habitat for Humanity has built seven homes in the Upper Valley. We thought it
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would be of interest to know who takes advantage of affordable housing if available. We
were able to survey seventeen of these homeowner, thirteen own SHARE homes, four
own Habitat homes. What we found is a group of citizens who work, live, and contribute
to our community:

Homeowners have lived in the Upper Valley an average of 17 years.
All are first time homeowners.

9 work as service/laborers, 3 in skilled/crafts, 4 in professional work.
14 of 17 surveyed have school-age children.

5 are single parents.

9 are involved in one or more volunteer activities in the Upper Valley.

O O O O O O

More and Bigger Questions:

Addressing the problem of affordable housing in the Upper Valley is of course far
beyond what happens on SHARE’s Chumstick property. As was discussed in the
introduction, it is a question fundamental to the vision for the Upper Valley as a place to
live and work. Simply put, how do we continue to enjoy the benefits of our recreation-
based economy and the recreational property owners it attracts, yet protect the integrity of
our neighborhoods and the viability of our schools and health care facilities? There are
many other questions as well:

What’s happening to the stock of affordable housing in the Upper Valley right now?
What needs to be done to both identify and protect it?

What’s happening with fixed income homeowners? How can the community help
these people stay in their homes?

As we add jobs to the economic base, how do we ensure that we have adequate,
quality, affordable housing for these workers?

Do we have opportunities to balance our economic base, providing more higher wage
jobs by attracting businesses beyond retail and hospitality?

Leavenworth and the Upper Valley are not the only recreation-based communities
that have faced these issues. What are the best practices out there?

Who does what in terms of addressing the issues? That is, what is the role of city
government, the business community, other civic organizations?

vV Vv YV VvV VY V

At the community meeting held on September 7, 2008, where we presented the
initial findings from our study, Mayor Rob Eaton announced the formation of a Task
Force on Affordable Housing to look into these broader issues. We eagerly await the
formation of this Task Force, and look forward to participating in the dialogue and
actions that follow.
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Appendix 1: Employer Survey

SHARE Employer Survey

1. How many businesses do you own or manage?

Business 1

1. Time owned?

2. What is the nature of this
business?

3. How many people do you
employ in this business?

4. What type of work do your
employees do for this

Agriculture Aged 19 Under age business (number of
Hospitality and over 19 employees for each type)?
: - Year-

N — round, full

Other time Service/Labor
Year Manager
round, part Skilled Crafts
time Professional
Seasgnal, Other
full time -
Seasonal,
part time Total Employees:

Business 2

5. Time owned?

6. What is the nature of this
business?

7. How many people do you
employ in this business?

8. What type of work do your
employees do for this

Agriculture Aged 19 Under age business (number of
Hospitality andover | 19 employees for each type)?
Retail Year
Other tﬁge - Service/Labor
Year Manager
round, part Skilled Crafts
time Professional
Seasonal, Other
full time -
Seasonal,
part time Total Employees:
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Business 3

9. Time owned?
10. What is the nature of this 11. How many people do you 12. What type of work do
business? employ in this business? your employees do for this
Agriculture Aged 19 Under age business (number of
Hospitality and over 19 employees for each type)?
Retail :(ee:(-l full
Other tﬁge - Service/Labor
Year Manager
round, part Skilled Crafts
time Professional
Seasonal, Other
full time -
Seasonal,
part time Total Employees:

2. Do you know where some or most of your employees live? If yes, please tell me
the approximate number of your employees who live in each of the following
locations. (Note number or proportion by each location).

Wenatchee/East Wenatchee Cashmere Dryden
Peshastin/Valley High Leavenworth and vicinity
Lake Wenatchee

Other (specity, if possible)

Plain

3. [Is the availability of quality affordable housing an issue for you when recruiting
for qualified employees?

Never Sometimes Often Always

Comments/Examples (listen and write):

4. Is recruitment of some types of employees affected more than others? For
example, is recruitment of service workers more impacted than skilled workers or
professionals, etc.?

5. From your experience, has the housing problem changed over time? In what way?
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6. When you think about the various issues that arise with regard to managing your
workers, do you experience problems that are related to workers living out of the
area, for example, absenteeism, turnover, etc.?

a. Never

b. Sometimes
c. Often

d. Always

Comments/Other issues/Specific examples:

7. Where do you live?
a. IF NOT IN THE UPPER VALLEY (in or around Leavenworth, Peshastin,
Dryden, Plain, Lake Wenatachee): Can you tell me why you have chosen
not to live in the UV?

8. In your opinion what type of quality affordable housing is most needed in the
Upper Valley right now? (Please check one)

Single family homes for purchase:
Single family homes for rent:
Apartments:

Other (list)

Don’t Know/Can’t Decide:

Comments (if any):

9. Do you have any concerns/thoughts regarding the quality affordable housing issue
in the Upper Valley that we haven’t talked about here?
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10. Your input will really help us understand the housing situation in the UV. To
further inform our study, we need to collect information directly from as many
individuals who work in the UV, as possible. Would you be willing to distribute a
brief questionnaire to your adult (age 19 and over) full and part time employees?
Once again, please remember that all responses are confidential and will
never be reported by individual employee or employer.

Thank you very much for your time. When we have the data compiled from our
study we will be making it public, and will make sure that you get a copy. We hope to

have the work complete by early September. If you think of any thing else we should
have talked about, please feel free to contact us at:

Upper Valley MEND/SHARE,

P.O. Box 772, 894 Hwy 2, Suite L, Leavenworth, WA8826,
Phone: (509) 548408, Email: info@uvmend.org
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Appendix 2: Worker Survey

SHARE Housing Survey

DO YOU WORK IN THE UPPER VALLEY?
YOUR INPUT IS NEEDED!!

PLEASE COMPLETE THE SURVEY,
PLACE IN THE STAMPED ENVELOPE
PROVIDED AND DROP IN THE MAIL.

THANKS!
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S.H.A.R.E. Community Land Trust is a program of
Upper Valley M.E.N.D. It's mission is to hold and
develop land in a manner that provides...

Quality, environmentally sensitive, permanently
affordable housing for low and moderate

income residenteducational programs and
support to help residents of the land trust to be successful home owners,
good neighbors, and contributing members of the community facilities
and/or spaces that will strengthen the community.

SHARE has been developing affordable housing in Leavenworth for 10 years. Previous
projects have built 20 permanently affordable homes.

Currently, SHARE is working with the City of Leavenworth and other interested parties
to
» Examine ways that the community can address the issue of affordable housing as
we plan and manage future development in the Upper Valley;
» Conduct a market study and needs analysis to help the community understand the
issues involved;
» Make a decision regarding how best to use 15 acres of SHARE property to help
address the issues of affordable housing.

Your input is needed! Please take a few moments to complete the survéyou
have questions or would like to learn more, contact us at Upper Valley
MEND/SHARE, P.O. Box 772, 894 Hwy 2, Suite L, Leavenworth, WA 98826,
Office Phone: (509) 5480408, Email: info@uvmend.org, or visit our
web site at:http://www.uvmend.org/share.htm.

NOTE: Your input on this survey is CONFIDENTIAL.

OPTIONAL: If you would like us to send you more information on SHARE
housing, please provide your name/address below (your individual responses to this
survey will remain confidential):

Name:

Address:

Upper Valley MEND/SHARE is a non-profit, 501(c)(3) organization.
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S.H.A.R.E Housing Survey

1. Where is your job (or jobs) located (or the nearest community), please check all

that apply?
Leavenworth Peshastin Dryden Plain
Lake Wenatchee Cashmere Wenatchee/East Wenatchee

Other (Please describe):

2. What type of business(es) do you wor|
in? (check all that apply)

_Agriculture (farm, orchard, etc.)
_ Hospitality (hotel, restaurant, b&b)
_____Retail (stores and shops)

_____ Other:

3. What type of work do you do in your
present job(s)? (check althat apply)

____Service/Labor

_ Manager

_ Skilled (electrician, plumber, carpenter)
_ Professional (teacher, nurse, forester, etc.)
Other (including self-employed)

4. Where do you live?

Leavenworth
Plain
Other (Please describe):

Peshastin Dryden
Lake Wenatchee Cashmere Wenatchee/East Wenatchee

5. What type of residence do you live in?

Own a home/condo.

Rent a home/condo.
Rent a room Other (please describe):

Rent an apartment

6. What is thetotal monthly rent or house payment?

7. If you pay for any utilities (heat,electricity, water and garbage removal) in
addition to your rent/mortgage payment, what is thetotal average monthly cost for

these utilities?

8. How many adults (19 and over), including yourself, live in your household?

9. How many children up to the age of 5?

10. How many children ages-d.8?
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11. Have you encountered any of the following problems looking for housing in the
Upper Valley (in or around Leavenworth, Peshastin, Dryden, Plain, Lake
Wenatchee), (chek all that apply)?

Can’t find available housing to rent.
Can’t find available housing to buy

Can’t find affordable housing to rent
Can’t find affordable housing to buy
Other (Please describe):

12. IF YOU WORK IN THE UPPER VALLEY (in or around Leavenworth,
Peshastin, Dryden, Plain, Lake Wenatchee), BUDO NOT LIVE IN THE UPPER
VALLEY:

Is the availability of quality affordable housing all or part of the rea®n you do not
live in the Upper Valley?

YES NO

Please Explain:

13. In your opinion what type of quality affordable housingis most needed in the
Upper Valley right now? (Please check one)

Single family homes for purchase:  Single family homes for rent:
Apartments:  Other (list)

Don’t Know/Can’t Decide:

Comments (if any):

14: Is there anything else you would like to tell us about the affordable housing issue
in the Upper Valley?

THANK YOU FOR YOUR Tl ME! LOOK FOR OUR RESULTS TO BE
PUBLISHED IN SEPTEMBER.
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Appendix 3: SHARE/Habitat Homeowner Survey

SHARE/Habitat Homeowner Survey

Hello, my name is , and [ am a volunteer working with the
SHARE organization. We are conducting a study in the Upper Valley, examining the
problems we face in this community due to the lack of quality affordable housing. Your
experience as a SHARE/Habitat homeowner will be helpful to us as we make decisions
on our next housing project. Would you mind taking about 10 minutes to answer a few
questions? Your responses are completely confidential.

Thanks.

l.

2.

How long have you lived in the Upper Valley?
How long have you owned your home?

Where did you live before you moved into your SHARE/Habitat home?
(Write the town or nearest town.)

Is this your first experience with home ownership? YES NO

(If NO, “Can you tell me about your last experience?”)

How long were you looking for a home before you purchased this
one?

What are the most important reasons you purchased your SHARE/Habitat home?
(listen and list)
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7. How many people live here?
a. adults (ages 19 or over)
b. children (up to age 5):
c. children (ages 6-18):

8. How many adults (19 and over) in this household work?
9. Where are these jobs located (check all that apply)?
Leavenworth Peshastin Dryden

Plain Lake Wenatchee Cashmere Wenatchee/East Wenatchee
Other (Please describe):

10. What type of jobs do the working adults have (note # of workers in each)?

What type of business? What type of work?

_ Agriculture (farm, orchard, etc.) _ Service/Labor

_____Hospitality (hotel, restaurant, b&b) _____Manager

____Retail (stores and shops) ____Skilled (electrician, plumber, carpenter)

_____ Other: ____ Professional (teacher, nurse, forester, etc.)
Other (including self-employed)

11. How are you and your family involved in the community other than your jobs
(churches, Rotary, soccer club, after school program, ski club, recycling group,
other non-profit civic groups)?

12. Do you have family or friends (at church, work, school, etc.) who are or who were
at one time looking for affordable housing in the Upper Valley?

YES NO

13. Were they able to stay in the Upper Valley? OR did they find what they were
looking for? If not, what happened?
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14. In your opinion what type of quality affordable housing is most needed in the
Upper Valley right now? (Please check one)

Single family homes for purchase:
Single family homes for rent:
Apartments:

Other (list)

Don’t Know/Can’t Decide:
Comments (if any):

15. Is there anything else you would like to tell me about affordable housing in the
Upper Valley?

Thank you for your time. The results from our study will be available in September, and
we will publish them at that time. If you would like to receive a copy of our report, please
provide your name and address below (your individual responses to this survey will
remain completely confidential).

Name:
Address:

Email:

If you think of any thing else we should have talked about, please feel free to contact us
through the MEND/SHARE office at 548-0408, email info@uvmend.org.
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