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INTRODUCTION

Thishousing needs assessment document is divided into six sections:
1. Demographic and economic conditions that impact housing qualifgrdalpiity,and availability.
2. Rental and homeownership housing market conditions, including quality, variety and affordability for each.
3. A summary of conclusions regarding the housing market as drawn from the data and information.
4. A menu of goatshjectives and strategies that could be employed to address housing conditions in the incorporated areas, unincorporate
County or countyde.
A suggested oear Action Plan for Pinal Cgtistybject to public input)
6. A summary of public input.

o

Dataand conditions conclusions are drawn for several geographies, based on available data. Geographies mayascudedRinal County
(including both incorporated and unincorporated areas), unincorporated Pinal County, unincorporated g d8ahsfirseBurgdhdincluding
Arizona City, Oracle, and San Manudbcalndrisdictions. The local jurisdictions of Hayden and Winkelman are not included in this needs
assessment as these jurisdictions have little population and few housathwittiis IBoeal County. These commuifiitiesever benefit from

the policies and strategies that will be outlined for communities with similar demographic, economic andLhkexsisg,quotditions.
unincorporated communities in Pinal Gavmteadily available and current data or infdon#tiese areas the Countyutibge policies and
strategies that will benefit local jurisdictions with similar conditions.

Finally, this document will be incorporated into the Pinal Coimy Gampre e Pl an as t he Countyds Housing |
into the Comprehensive Plan, redundant analyses, data and conclusions will be eliminated.

Purpose andProcess

In 2007, Pinal County and local jurisdictions along witlorgampzafions endeavored to create opportunities to increase the supply of quality housin
affordable to a variety of househohis aspect of tieifortwas tdetter understand existing houangty, quality and affordabditgitions and

theinmpact on residentSonducting a housing needs assessment was identified as a key step to understanding existing conditions and Pinal Co
requested funding from the Arizona Department of Housing for the effort.

The process of developing this HdNes#ug Assessment included data collection and analysis as well as discussions with stakeholders and the pu
Two series of public meetings werithelfirst to obtain input and ideas regarding housing quality, variety and affordabibtyedane dhe need

each, and the second to elicit feedback regarding goals, objectives and possibie Steatmyieseries of meetings was to share the primary
conclusions of the housing needs assessment and get feedback on strategies andoacteatetaipdrtunities for increasing the supply of

guality housing affordable to a variety of housekaldsiary of these nmegt is included as Attachment 1
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Data

The data included in this housing needs assessment is drawn from manyesonreetal Sxwirces include the US Census Bureau, the Internal
Revenue Service, the US Department of Housing and Urban Development, Pinal County and local jurisdicticinde @timmso8tass incl

University Realty Studies center, the Mortgage Basdéiciation, and Central Arizona Association of Governments. The Central Arizona Associatiol
Governments (CAAG) maintains data for Pinal County on multiple levels. The contents of this housing needseasisass mkthtereflect
Author/Conlant who is responsible for the facts and accuracy of the data presented herein. The contents do not eaedBsehnigneflect th

policies of CAAG or any other data source and have not been approved or endorsed by CAAG oramy other data sour
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DEMOGRAPHICS

Population Trends

The general dependence of the housing market on population growth is readilyiteacogpopdation growth additional housing units are not
needed. Predictions of housing demand depend largely on amtimaseopreabulation gramth household sie well as socioeconomic trends
associated with a growing population. A population study, includingsprojestitiynsinderway for Pinal County.

People move for a variety of reasons including the availability of employment, affordable housing, favondifievzrasteuctathes.
Population growth and the housing market in Pinal County were buqued
earlier in the decade by:

Expanding etgyment in the metropolitan Phoenix and Tucso
ares;

Relative affordability of housing, compared to metropolitan H
and Tucson;

Early retirement of many baby boomers;

Low mortgage interest ratekliberal financing terms

Investors acquiring reptaperties and second homes;
Homeowners buying up to larger units; and

Renters entering the homeownership market.
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Households Living in Unincorporated and Incorpo
Communities 1990 - 2006

ds added to Pinal

1990 2000 2006 from Mricopa County.

O Unincorporated Pinal C olhipcorporated Commur{

Thegreatest amountggbwth has beerhere the commute is relatively
short in theincorporated and unincorpoeatsat closest kA0 and to
metropolita®hoenix and Tucsdduring the economic and housing boom
of 2000 to 2006ouseholdsnd investors from all over the United States
invested in real estate in Pinal County. Pinal County was particularly
attractive to householdsipusly living in Maricopa Coulatgording to
30,000 L | the Internal Revenue Serwmicge than one in ten (11.2%) of taxpayer

- . . | househol

Countyos
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TABLE1 - POPULATION AND NURBEHOUSEHOLDS TRENDSIBRISDICTION 199D06

1990 (1) 2000 (2) 199008 2000 Change Estimated 2006 (3) 20003 2006 Estimated
Change
Jurisdiction Pop HH % Pop HH % Pop HH % Pop HH % Pop HH %

Pinal Pinal change Pinal change

Co Co in HH Co in HH

Pinal County 116,379( 39,181| 100.0%| 179,727 61,413 | 100.0%| 63,348 | 22,232 | 56.7% | 322,368| 122,393| 00.0% | 142,641 60,980 99.3%
Unincorporated Pinal Co(4) 54,330 | 16,805| 46.7% | 92,781 | 28,831| 51.6% | 38,451 12,026 | 71.6% | 173,587 59,934 53.8% | 80,806 | 31,103| 107.9%
Apache Junction (Pinal Co Par{ 18,023 | 7,607 | 15.5% | 31,085| 13,449 17.3% | 13,062 | 5,842 76.8% | 38,784 18,644 12.0% 7,699 5,195 38.6%
Arizona City CDP 1,950 845 2.2% 4,177 1,777 2.9% 2,227 932 110.3%| 6,545 2,489 2.0% 2,368 712 40.1%
Casa Grande 19,082 | 6,442 | 16.4% | 25,321 8,834 14.1% 6,239 2,392 37.1% | 43,302 | 16,786| 13.4% | 17,981 | 7,952 90.0%
Coolidge 6,927 2,377 6.0% 7,788 2,590 4.3% 861 213 9.0% 11,433 | 4,225 3.5% 3,645 1,635 63.1%
Eloy 7,201 2,026 6.2% 8,900 2,529 5.0% 1,699 503 24.8% | 11,594| 3,661 3.6% 2,694 1,132 44.7%

Florence 3,333 1,314 2.9% 5,314 2,234 3.0% 1,981 920 70.0% | 9,547 4,459 3.0% 4,233 | 2,225 | 99.6%

Kearny 2,262 786 1.9% 2,255 821 1.3% (7) 35 4.5% 2,280 922 0.7% 25 101 12.3%

Mammoth 1,845 586 1.6% 1,802 561 1.0% (43) (25) -4.3% 1,787 618 0.6% (15) 57 10.2%
Maricopa(5) - - 0.0% 1,080 281 0.6% 1,080 281 n/a 26,259 | 9,984 8.1% 25,179 | 9,703 | 2601.5%

Oracle CDP 3,043 1,071 2.6% 3,617 1,365 2.0% 474 294 27.5% | 5,687 2,452 1.8% 2,170 1,087 79.7%
Queen Creek (Pinal Co Part) - - 0.0% 139 49 0.1% 139 49 n/a 407 159 0.1% 268 110 225.3%

San Manuel CDP 4,009 1,247 3.4% 4,375 1,447 2.4% 366 200 16.0% 4,503 1,655 1.4% 128 208 14.4%

Superior 3,376 1,238 2.9% 3,262 1,234 1.8% (114) (4) -0.3% 3,388 1,424 1.1% 126 190 15.4%

(1) Source: 1990 US Census
(2) Source: Census2000

(3) Source: Central Arizona Association of Governments; No estimates for Maricopa County parts of Apache deektidiandn@udereGce households inchrderiated population. Estimates for O

and San Manuel by Arizona Department of Economic Security.
(4) Includes population living on Tribal Lands /Excludes population ingRirtaléGtaydgn and Winkleman
(5) Maricopa CDP Census 2000 data
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Hausehold Size

While overall population is important to understanding growth, households occupy housing and therefore laoe $iayg toeieds tiyihg

demand. The US Cerdefines aouseholdsi a | | the peopl e who oldioclugey both relateduasd unrejated peopd © . £
who share the housing. usfierson living alone and groups of unrelated people sharing a housing unit, such as partners or roomers are also cour
householddndividuals in group quarters, inclodamgdrated individuals, are excluded from households and the estimate of household size.

TABLE 2 AVERAGRUMBER OF PERSON& MHOUSEHOLID00

Pinal Apache | Arizona Casa | Coolidge| Eloy Florence| Kearny | Mammoth Maricopa Oracle Queen San Superior
County | Junction City Grande Creek Manuel

2.68 2.27 2.39 2.81 2.97 3.5 2.38 2.86 3.21 4.03 2.57 2.67 3.00 2.64

Source: Census 2000

PopulatiorProjections
Population projections are difficult in the best of circumsespesgalgthallenging for Pinal Cogivgn the population boom of 2000 to 2006,

which reflected a growth pattern signitiféertint than occurred over the preceding débadgsestion that looms largest for Pinal County is
whether the population growth that occurred from 2000 to 2006 is an accurate predictor of population growth moving forward.

For the purposes of ttosising needssessmernitreepopulatigrhousehold and housing unit pregekctions are made: slow, moderate, and
aggressiveAll housing unit growth projections are based on the average household size by jurisdiction and use 200&fdnsindingit estima
vacant units a baseline number for additional units needed.

1. Slow assumes the estimated annual gro\i2t9fatannualligr Arizona as defined by the US Census Bureau.

2. Moderate assumes the growth rate that occurred from the 189CErs1s12000r each jurisdictimmd for Pinal County as a whole.

3. Aggressive assuntbe growth rate that occurred from Census 2000 to 2006 CAAG Populafiomelastimatisdictiamd for Pinal

County as a whole

Kuehl Enterprises LRG Box 642 Humboldt, AZ 86329 Pageb



Pinal County Housing Needs Assessmdnarch 2008 Final Draft

Additional Housing Units Needed 2010 Unincorporated Pinal (
Slow, Moderate & Aggressive Growth Scenarios

Additional Housing Units Needed 2020 Unincorporated Pinal (
Slow, Moderate & Aggressive Growth Scenarios
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TABLE 3 POPULATION, HOUSEB@IND HOUSING UNROBECTIONS 20da8LOW, MODERATE, AGSRIVE GROWTH SCENAR

Estimated 2006 (1)

Slow Growth (2)

Moderate Growth (3)

Aggressive Growth (4)
Jurisdiction Pop HH Housing Pop HH Addadl Pop HH Addadl Pop HH Addadl
Units Units Units Units
Needed Needed Needed
2006 2006 2006
2010 (5) 2010 (5) 2010 (5)
Pinal County 322,368 | 122,393 | 137,687 | 359,433 | 136,465| 11,060 [ 395,535| 150,172| 26,001 | 535,765 203,413 | 84,033
Unincorporated Pinal Count 173,587 | 59,934 69,009 193,546 | 66,825 3,831 212,986 | 73,537 11,147 288,496 | 99,609 39,565
Apache Junction (Pina) C 38,784 18,644 25,860 43,243 20,788 0 47,587 22,876 1,591 64,458 30,986 11,324
Casa Grande 43,302 16,786 17,601 48,281 18,716 2,799 53,130 20,596 4,848 71,966 27,897 12,807
Coolidge 11,433 4,225 4,472 12,748 4,710 662 14,028 5,184 1,178 19,001 7,021 3,181
Eloy 11,594 3,661 3,159 12,927 4,081 1,290 14,225 4,491 1,737 19,269 6,084 3,472
Florence 9,547 4,459 3,761 10,645 4,972 1,659 11,714 5,472 2,203 15,867 7,412 4,318
Kearny 2,280 922 882 2,542 1,028 239 2,797 1,132 352 3,789 1,533 789
Mammoth 1,787 618 687 1,992 689 64 2,193 758 140 2,970 1,027 433
Maricopa(5) 26,259 9,703 10,565 29,278 11,132 1,569 32,219 12,251 2,788 43,642 16,594 7,522
QueerCreek (Pinal Co Part 407 159 160 454 178 34 499 196 53 676 265 129
Superior 3,388 1,424 1,531 3,778 1,588 200 4,157 1,747 374 5,631 2,367 1,049
(1) Source: Central Arizona Association of Governments (CAAG).

(2) 2006 CAAG Population Estimate multiplied by annual growth rate for Arizona as estimated by the US Census Bureau.

(3) 2006 CAAG Population Estimate multiplied by actual annual growth rate for Pinal County based on 1990 US@énsus and Census
(4) 2006 CAAG Population Estimate multiplied by growth rate from Census 2000 to 2006 CAAG Population Estimate.
(5) Assumes 9% vacancy rate; Apache Junction assumes 20% vacancy / seasonal rate.
(6) 2006 Estimated Housing Units based on change in fropulz@ia® to 2006.
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TABLE 4 POPULATION, HOUSEB@IND HOUSING UNROBECTIONS 2028LOW, MODERATE, AGSRIVE GROWTH SCENAR

Estimated 2006 (1)

Slow Growth (2)

Moderate Growth (3) Aggressive Growth (4)
Jurisdiction Pop HH Housing Pop HH Addaodl Pop HH Addadl Pop HH Addadl
Units Units Units Units
Needed Needed Needed
20062020 20062020 20062020
(5) (5) (5)
Pinal County 322,368 122,393 137,687 | 446,057 | 169,354 | 46,909 | 578,452 | 219,620 | 101,699 | 1,069,256 405,963 | 304,812
UnincorporateRinal County | 173,587| 59,934| 69,009 | 240,191 | 82,930 21,385 | 311,482 | 107,545| 48,215 | 575,767 | 198,795 | 147,677
Apache Junction (Pina) C | 38,784 | 18,644| 25,860 | 53,665 | 25,798 5,098 69,593 | 33,455 14,286 | 128,642 | 61,841 | 48,350
Casa Grande 43,302 | 16,786| 17,601 59,917 23,226 7,716 77,700 30,120 15,230 | 143,628 | 55,676 43,086
Coolidge 11,433 | 4,225 4,472 15,820 5,846 1,900 20,515 7,581 3,791 37,922 | 14,013 | 10,802
Eloy 11,594 3,661 3,159 16,042 5,065 2,362 20,804 6,568 4,001 38,456 | 12,142 | 10,075
Florence 9,547 | 4,459 3,761 13,210 6,171 2,965 17,131 8,002 4,961 31,666 | 14,792 | 12,362
Kearny 2,280 | 922 882 3,155 1,276 509 4,091 1,655 922 7,562 3,059 2,453
Mammoth 1,787 | 618 687 2,473 855 245 3,207 1,109 522 5,927 2,050 1,548
Maricopa(5) 26,259 | 9,703 | 10,565 | 36,334 | 13,815 4,494 47,119 17,916 8,963 87,098 | 33,117 | 25,533
Queen Creek (Pinal Co Parl 407 159 160 563 221 80 730 286 152 1,350 529 416
Superior 3,388 | 1,424 1,531 4,688 1,970 617 6,079 2,555 1,254 11,238 4,723 3,618
(1) Source: Central Arizdssociation of Governments (CAAG).

(2) 2006 CAAG Population Estimate multiplied by annual growth rate for Arizona as estimated by the US Census Bureau.
(3) 2006 CAAG Population Estimate multiplied by actual annual growth rate flvaBathb@d@® US Census and Census 2000.

(4) 2006 CAAG Population Estimate multiplied by growth rate from Census 2000 to 2006 CAAG Population Estimate.
(5) Assumes vacancy rate by jurisdiction constant from Census 2000.

(6) 2006 Estimated Housing Wastgllon change in population from 2000 to 2006.

Kuehl Enterprises LRG Box 642 Humboldt, AZ 86329

PageB



Pinal County Housing Needs Assessmdnarch 2008 Final Draft

Age of Householder

While population projections are helpful to estimating the number of housing units that roey drétinektheth the actual numbers are the

patterns of growth and expectatgasding that growtls. n& area can truly control population growth or the lack of population growth, understanding
the types of families and the ages of family members currently living in and expected to move to an area calarmédp aacetyrainity

housing unitsommunity amenities, services and infrastructure.

Older householders are less likely to participate in the morkféikety to own than reay seek smaller housinigs requiririgtle or no
maintenance, are moreyliteehave accumulated wealth and pay cash osigrakeant down paynveimén purchasing housamglare more likely
to purchase second or seasonal housin@iaetshouseholders are also more likely to relocatethaeseddability and gyalihealth care and
recreation opportuniteesd to be close to children and famiitise same time, older househatikthe communities they comprise dgymend
younger working householdgnotiade thesservicesYounger households amgallgargeandmost ofterequire financing to pasgha home.
Younger househotdsorequire a range of employment opportimitieding the ability to move up within an,ihdyksfmality educational
opportunities, and appropriate recreBtieyn.are more likely to relocate for employment oportuioitigsality schablan for other reasons

The attractiveness of Pinal County to more established
households and to retirees of all ages is evident in the age
distribution of househaddin 2000, the largest proportion
of the population in Pinal County was between the ages of 35
100% and 44 and just over-ba#d were between the ages of 25
— — M r and 54.Throughout the County, thoesseholder age
e patterns were evident. The largest proportion
householders:
¢ Between the ages of 35 @hihGasa Grande,
Coolidge, Mammotharicopa@racleand San
Manuel
¢ Ovetthe age of 55 imincorporated Pinal County,
Apache Junctiohrizona Cit§florence, Queen
Creek, and Superior.

Age of Householder by Geographic Area

. Only a fegeographic areas, had more than 20% of their
Source: Census 2 034and und@35t0 5055 and ovq | householders aged 34 and under: Casa Grande, Eloy,
Maricopa and San Manuel.
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Family Type

Al families, regardlessahposition or income, seek housing that is both affordable to and appropriate aftheifdrindyhoods and housing
values that remain stable or increase over time are another primary factor in choosing a locdtinderstaiditiyedypes of families that
comprise a community helps to identify the most appropriate types and price ranges of housing. Along witbrithtas dreicssgdappr
recreationanthenalso be identifiedFamilies with dependent children, whetiperrent of singparemseek quality educational opportunities and
housing that is located near schools, child care, employment opportunities, and appropFianeliesnedtiahildren sésk housimpear

relatives or othewciabupporbeworks. With the exception of adult education oppoimgiesesnd families without dependent children are less
likely to consider schedie€n making a housing choice

In 2000married couples with no dependent children were the mos
prevadnt family type throughout Pinal County, with the exception d Family Type by Geographic Area
where the most prevalent family type was married couples with de
children. This family type demonstrates the attractiveness of Ping
to retirees of all agds also demanates the likelihood that families
without children will locate where a commute is necessary.

Singleperson families are a growing proportion of the population.
in this family type may be attributed to an aging population and to
social presire to marry and remain married. In 2000, -onerEnef
families were singlerson families in Apache Junction, Florence, an
Superior. In addition to sipgieon families, singégents with
dependent children are a growing proportigropfitagon. In 2000, Source: Census 21 B Single-person @ Married couples, children <
nearly 15% of families in Casa Grande, Coolidge and Eloy-were s ' 1 Married couples, no children.kSingle parents, children <1§

parent families.
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TABLE 5 AGE OF HOUSEHOLDERIBRISDICTIONND GEOGRAPHIC ARIBAO

15024 25034 35044 45054 550864 65-74 75 and over
Jurisdiction TOTAL| No. % (2) No. % (2) No. % (2) No. % (2) No. % (2) No. % (2) No. % (2)
)
Pinal County 61,364 2,379] 3.9%| 8,347 13.6%| 11,166 18.2%| 10,540 17.2%| 10,290 16.8%| 11,026/ 18.0%| 7,616 12.4%
Unincorporated Pinal Co (3] 28,675 799 2.8%| 3,398| 11.9%| 5,364 18.7%| 5,110 17.8%| 5,647| 19.%% 5,262| 18.4%| 3,095 10.8%
Apache Junction (Piaft) 13,570 538 4.0%| 1,665 12.3%| 2,157 15.9%| 1,982] 14.6%| 2,053 15.1%| 2,795| 20.6%| 2,380 17.5%
Arizona City CDP 1,777 70 3.9% 191| 10.7% 348| 19.6% 263| 14.8% 245 13.8% 400 22.5% 260| 14.6%
Casa Grande 8,905 440 4.9%| 1,768 19.9%| 1,704| 19.1%| 1,590 17.9%| 1,159 13.0%| 1,350| 15.2% 894( 10.0%
Coolidge 2,603 165 6.3% 307| 11.8% 559( 21.5% 515 19.8% 352| 13.5% 415| 15.9% 290 11.1%
Eloy 2,472 292 11.8% 485| 19.6% 573 23.2% 454| 18.4% 324| 13.1% 240 9.7% 104 4.2%
Florence 2,233 41 1.8% 331| 14.8% 318| 14.2% 313( 14.0% 305| 13.7% 483| 21.6% 442 19.8%
Kearny 789 16 2.0% 121 15.3% 105| 13.3% 168| 21.3% 145| 18.4% 121 15.3% 113| 14.3%
Mammoth 562 18 3.2% 92| 16.4% 110| 19.6% 124 22.1% 98| 17.4% 58| 10.3% 62| 11.0%
Maricopa(4) 268 17 6.3% 76| 28.4% 95| 35.4% 49| 18.3% 4 1.5% 18 6.7% 9 3.4%
Oracle CDP 1,369 66 4.8% 127 9.3% 322 23.5% 276 20.2% 285( 20.8% 144 10.5% 145| 10.6%
Queen Creek (Pinal Co Par 52 0 0.0% 0 0.0% 0 0.0% 5 9.6% 26 50.0% 11| 21.2% 10| 19.2%
SanManuel CDP 1,458 63 4.3% 245( 16.8% 368 25.2% 272 18.7% 246 16.9% 194 13.3% 59 4.0%
Superior 1,235 53 4.3% 104 8.4% 181| 14.7% 230 18.6% 177 14.3% 273 22.1% 217 17.6%
Source: Census 2000
(1) Census 2000
(2) Percent of Jurisdiction
(3) Includes population living on Tribal Lands /Excludes population in Pinal County parts of Hayden and Winkleman.
(4) Maricopa CDP Census 2000 data
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TABLE 6 FAMILY TYPE BYURISDICTION ARHEOGRAPHIC ARE®OO

Singleperson Married couples with| Married couples with|  Single parents with All other families
children <18 no children <18 children <18

Jurisdiction TOTAL (1) No. % (2) No. % (2) No. % (2) No. % (2) No. % (2)
Pinal County 61,413 12,906 21.0% 12,352 20.1% 23,121 37.6% 6,313 10.3% 3,678 6.0%
Unincorporated Pinal Coun 28,831 5,078 17.6% 5,735 19.9% 12,607 43.7% 2,583 9.0% 1,524 5.3%
Apache Junction (Pipatt) 13,449 3,634 27.0% 2,097 15.6% 4,997 37.2% 1,008 7.5% 769 5.7%
Arizona City CDP 1,777 320 18.0% 334 18.8% 843 47.4% 129 7.3% 151 8.5%
Casa Grande 8,834 1,944 22.0% 2,171 24.6% 2,573 29.1% 1,221 13.8% 516 5.8%
Coolidge 2,590 536 20.7% 547 21.1% 712 27.5% 437 16.9% 271 10.5%
Eloy 2,529 404 16.0% 817 32.3% 461 18.2% 504 19.9% 218 8.6%
Florence 2,234 614 27.5% 353 15.8% 842 37.7% 200 9.0% 139 6.2%
Kearny 821 167 20.3% 229 27.9% 299 36.4% 61 7.4% 47 5.7%
Mammoth 561 97 17.3% 145 25.8% 170 30.3% 90 16.0% 49 8.7%
Maricopa 281 65 23.1% 58 20.6% 25 8.9% 66 23.5% 45 16.0%
Oracle CDP 1,365 339 24.8% 305 22.3% 461 33.8% 144 10.5% 52 3.8%
Queen Creek (Pinal Co Par 49 15 30.6% 4 8.2% 16 32.7% 0 0.0% 9 18.4%
San Manu&DP 1,447 218 15.1% 506 35.0% 512 35.4% 129 8.9% 44 3.0%
Superior 1,234 352 28.5% 196 15.9% 419 34.0% 143 11.6% 91 7.4%

(1) Source: Census 2000
(2) % ofurisdiction

Note: may not add to total households
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ECONOMICS

In general, the housing market moves roughly in line with the rest of the economy over the long term. Aseraplegorarhingieniss
expected thamployment in the housit@mnomyvillgrow. As population growstemdumber of households expdredaumber of housing units is
expected to gr@roportionately. As income grows, welmtpdwt size and qualijd consequently the obsbusing to increase.

Housig affordability is an economic issue. As incomes increase, the quality and quantity of housing that mandre sseshasethatsnés
stagnate or decrease, the ability to maintain housing that has already been purchased and#se abgaletorpuews housing units decreases.
A variety of economic indicators influence the housing market and the housing market is itself a major etphoymemdiodtor. E
unemployment, major industries and occupations, and income JewvelEater&ehat both reflect and impact the housing market.

The economy of Pinal County is directly lthieeelcmnomy of Maricopa County, and in some southern Ctinkedamtse economy of Pima

County As the housing market and the ecomtiraymetropolitan areas moves, so will the housing market and economy of Pinal County move. The
upward trend in population, economic and housing growth in the metropolitan areas during the early partioé¢ theodecsideatsti tousing
markeexpansion of Pinal County. However, as the economy of the nation and the State change, so will the economy of Pinal County.

People between the ages of 25 and 54 represent the largest proportion of the employed population. Indivefi2alarenoféenrenggeyed
but are also more likely to be single, emplatieteparid in school or living with parents or other family members. Individuals over the age of 55 ar
more likely to be retired, although many continueitbengddtime o fulitime.

One risk of an economy dependent on employment in an Employment by Age By Geographic Area
adjacent jurisdiction is that households may choose to m
based on the economy in the adjacent jurisésdatien.
economghanges ithe majometropolitan are#tsechanges
mayinfluencenore working familiebue closer to employme
outside of Pinal Couwntgave both travel time and
transportation costs. I n
the home purchase market may be less likely as qualifyir] & g 8
to wok becomes more possible. At the same time, housg & & A9 < g »
less reliant on employment opportunities and lengthy corn S & v ¢ ©

will continue to find Pinal County attractive as long as
appropriate community amenities, services and infrastrug
address their need=glalesires Source: Census 2| O 15 to 248 25 to 543 55 and oldei
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Industries, Occupations and Housing Affordability

Employmeuiata is produced monthly by the Bureau of Labor Statistics. Data includes information on employment, handjstnesyages in all
including those tied to housing suchdentediconstruction, real estate, and finance. Data on construction employment is especially indicative of t
level ohousingctivity but is only reportddeastate and major metropolitarateédgs as muah one year behin@ihe challengéh this data i

itonly measures those working in the industry who are documented and employed; it does not measure undocuraermiechwohledps omost t

those who are sethployed. Accordingri®atober 5, 2007 Bureau of Labor Statigtimsly Ime nt  Si t u a78oiofdruiicdBsumorkireginy o
construction aselfemployed and 28% are foit@dgnand may be undocumented

Bureau of Labor Statiditsfor the Phoenix metropolitan area Employment by Major Industries 2006
(includin@inal Countipdicatan increase in employment in
constructierelated occupations from 2000 to @@h ia good

measure of tipositive econonimgpact of the housing boom. Manufacturi

Overall eployment from 2000 to 200Gased@0.96 and Al other 12.7%

employment aorstructiomelated occupatiansreased9.8%6. 30.5% Retail Trac
7 11s%

From September 2006 to Septembea@trhousing market Public Administra

Accommodatior
Food Service—
7.8% N \Constructic

sloved construction employment declined 9.4% overall. Duri
same period, financial services related to real estate, includi
and éasing increased 1.5@’mnstrgct|errelated occupations _ Educational Servi Health Care & So . 9.8%
represented.7% of employment in 2009 th&006, and 8.8% i 7 0% Assistance
October 200As construction and sales levels move to a lowg ' 9.3%

and jobs are lost, the impact on the housing market and ove| _Source: Arizona Workforce Informer

economy will be felt through decreased incomes and a possible

increase in delinquency and foreclosure rates.

10.5%

Place of Work and Travel Time to Work

While adequate income to rent, purchase and maintain quality housing is the heart of the afierdhbitityofstsvo earner households to find
appropriate employment close to quality affordable housing and desired amenities and infrastructure isinckendssetaiimirajteagtialified

and diverse employment base. Further, thedtphititgry industries and consequently the stability of household income contribute to the stability ¢
communities in general. Communities that lack diverse yet stable employment opportunities are challenged to sustain or grow.
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Percent of Employees Working in Place of Residenc

B Outside Place of Residg

O In Place of Residence

Source: Census 2

According to Census@®0d0r the employed population living in

i pl a ®iead @ounitgnly Casa Grande (64%), Florence (58%), and

San Manuel (73%) had more than fifty percentyeferagibents
working |l ocally. Thosireluded t h t he f
Arizona Git(1.8%), Maricopa (12.8%), and Oracle (14.4%)

For commuters, both within the local jurisdiction and without, the
majority enjoyed commute times of less than 20 minutes, with the
exception of Apache Junciidacle and Queen Cresgkere most
commutersxperienced a travel time to work of between 20 and 39
minutes.

The proximity of many areas of Pinal County to the major metropolitan
areas allows one or more employees in each household to commute to
Phoenix or Tucsofllong with population growthhendependence

of many Pinal County households on employment in Maricopa and Pima
counties, travel time to work has also grown.

According to data from the US Census Bureau, trave
work increased for many Pinal County households frg
to 208. In 20083%0f employees traveled less than 2|
minutes to work, down from 45% in 2082 same time
those traveling 40 to 59 minutes increased from 16%
and those traveling 60 to 89 minutes increased from

12%.

Among the growth irpéoyed persons in Pinal County,
nearly ongquarter (23%) travel 40 to 59 minutes to wo

50%
45%

40% A
35% A
30% -
25% -
20% A
15%
10%

5%
0%

Trends in Travel Time to Work in Minutes 2000

70,

Upto 19

T
20to 39 40 to 59 60 to 89 90 or more

02000 [@2006
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TABLE ZEMPLOYMENT STATUSABE BY JURISDICTIZN0

15624 25034 35044 45854 55664 65and over

Jurisdiction Total | Empl % Total | Empl % Total | Empl % Total | Empl % Total | Empl % Total | Empl %

Empl Empl Empl Empl Empl Empl
Pinal County 20,434| 8,963 | 43.9%| 23,623| 13,009| 55.1%| 26,072| 16,054| 61.6%| 20,906/ 13,191| 63.1%| 19,260 7,468 | 38.8%| 29,241 2,606 | 8.9%
UnincPinal Co (3) 7,866 | 3,529 | 44.9%| 8,498 5,294 62.3%| 11,161| 7,725| 69.2%| 9,719 | 6,528 | 67.2%| 10,500| 3,940 | 37.5%| 13,457 1,084 | 8.1%
Apache Jctn (Pipal | 2,838 | 1,891 | 66.6%| 3,516 | 2,731 | 77.7%| 3,891 | 3,047 | 78.3%| 3,409 | 2,424 | 71.1%| 3,826 | 1,633 | 42.7%| 7,883 | 831 | 10.5%
Arizona City CDP 369 203 | 55.0%| 394 343 | 87.1%| 621 479 | 77.1%| 455 340 | 74.7%| 525 207 | 39.4%]| 1,022 74 7.2%
Casa Grande 3,106 | 1,706 | 54.9%| 3,542 2,686 | 75.8%| 3,512 | 2,593 | 73.8%| 2,609 | 1,956 | 75.0%| 1,990 872 | 43.8%| 3,343 | 383 [ 11.5%
Coolidge 1,141 | 505 | 44.3%| 752 457 | 60.8%( 1,091 | 743 | 68.1%| 863 582 | 67.4%| 582 307 | 52.7%| 1,046 71 6.8%
Eloy 1,669 | 683 | 40.9%| 1,684 680 | 40.4%| 1,528 697 | 45.6%| 1,107 | 592 | 53.5%| 592 259 | 43.8%| 573 62 10.8%
Florence 2,819 191 6.8% | 4,622 | 580 | 12.5%| 3,837 | 471 12.3%| 2,086 | 393 | 18.8%| 1,036 210 | 20.3%| 1,608 76 4.7%
Kearny 256 118 | 46.1%( 264 174 | 65.9%| 239 190 | 79.5%| 347 237 | 68.3%| 230 100 | 43.5%| 336 27 8.0%
Mammoth 236 85 36.0%| 194 116 | 59.8%| 232 157 | 67.7%| 218 116 | 53.2%| 141 31 22.0%| 216 19 8.8%
Maricopa(4) 94 69 73.4%| 227 133 | 58.6%| 210 202 | 96.2% 59 36 61.0% 19 6 31.6% 92 5 5.4%
Oracle CDP 333 195 | 58.6%( 342 280 | 81.9%| 630 458 | 72.7%| 480 376 | 78.3%| 442 206 | 46.6%| 401 34 8.5%
Queen Creek (Pnal| 27 12 44.4%| 25 13 52.0%| 7 0 0.0% 16 5 31.3%| 45 25 55.6%| 19 0 0.0%
San Manuel CDP 471 261 | 55.4%| 530 349 | 65.8%| 752 543 | 72.2%| 447 116 | 26.0%| 439 132 | 30.1%| 426 44 10.3%
Superior 382 174 | 45.5%| 299 145 | 48.5%| 364 229 | 62.9%( 473 322 | 68.1%| 299 85 28.4%| 668 48 7.2%

Source: Census 2000
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TABLE 8 PLACE OF WORK ANDAYEL TIME TO WORK@O0

Place of Work Commute Time to Work

Jurisdiction Worked In Plac§ Workedat Home| Worked Outside Up to 19 20 to 39 minuteq 40 to 59 minutey 60 to 89 minutey 90 minutes or

of Residence Place of minutes more

Residence

No. % No. % No. % No. % No. % No. % No. % No. %
Apache Junction (Pinal P{ 2398 [ 19.5%| 276 11.5% | 9,926 | 80.5%| 3,780 | 30.7%| 4,342 | 35.2%| 2,517 | 20.4%| 994 8.1% 415 3.4%
Arizona City CDP 190 11.9% 28 1.8% | 1,564 | 98.2%| 633 42.4%| 509 32.0%( 231 14.5%| 131 8.2% 58 3.6%
Casa Grande 6,414 | 63.8%| 217 3.4% | 3,632 | 36.2%| 6,766 | 67.4%| 1,869 | 18.6%| 776 7.7% 338 3.4% 80 0.8%
Coolidge 984 37.8% 53 54% | 1,621 | 62.2%| 1,479 | 56.8%| 770 29.6% | 175 6.7% 100 3.8% 28 1.1%
Eloy 1,044 | 36.2% 69 6.6% | 1,842 | 63.8% | 1,424 | 49.3%| 942 32.6%( 210 7.3% 141 4.9% 100 3.5%
Florence 1,090 | 58.0% 40 3.7% 788 42.0%| 1,414 | 75.3%| 169 9.0% 117 6.2% 86 4.6% 52 2.8%
Kearny 325 38.5% 7 2.2% 519 61.5%| 666 78.9% 79 9.4% 35 4.1% 36 4.3% 21 2.5%
Mammoth 123 23.7% 8 6.5% 396 76.3% | 177 34.1%| 116 22.4%| 100 19.3% 88 17.0% 30 5.8%
Maricopa 57 12.8% 0 0.0% 387 87.2%| 238 53.6%| 106 23.9% 44 9.9% 48 10.8% 8 1.8%
Oracle CDP 159 14.4% 3 0.3% 948 85.6%| 460 41.6%| 434 39.2%( 137 12.4% 73 6.6% 0 0.0%
Queen Creek (Pinal Part)l 20 | 36.4%| 5 25.0%| 35 | 63.6%| 10 | 18.2%| 23 | 41.8%| 17 | 30.9%| O 0.0% 0 0.0%
San Manuel CDP 1075 | 73.0% 26 1.8% 398 27.0%| 1,260 [ 85.5% 76 5.2% 42 2.9% 44 3.0% 25 1.7%
Superior 344 35.2% 20 5.8% 634 64.8% | 398 40.7%| 203 20.8%( 201 20.6%( 120 12.3% 36 3.7%

Source: Census 2000
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IncomeTrendsand Median Income

As the economy expands and the cost of goods and servio
increases, it is expected that irmowith@lso increase. Median Household & Non-family Household Income 1990 - 2006 Pin
From 1990 to 2000, the overall median income of Pinal Co| s45,000+
households increased by 68%. Locally, the greatest increq
were in Apache Junction (69%), Coolidge (67%), Florence| gz0000!
and Superior (68%). Smaller increases were seen in othe . L J
communitigbroughout the County, with Casa Grande, Eloy| |
Oracle and SaraMiel experiencing increhs¢seen 40% and *
50%.
$
1990 2000 Est 2006
From 2000 to 2006, the overall median income of Pinal Coj
households increased by 22%. Sources: Census 2000, 2006 American Comn O Households @ Non-family Households|
Median Income by Age Pinal County Median income includes both income frogmmeanpkind income
from other sources sucimasstmentsetirement and public
50,000 4054 4282 40,81 assistancetHouseholds with the greatest likelihood oftiwe full
40,0004 35,371 33,32 wage earneese usually headed by a persiwveba the ages of 35
30,0000 2242 * * * * = et and 54andare the most likely to have the highest incomes.
20,000+
10,0004 As lobuseholds on both ends of the age sp@&nm24 and 75
0 . . . . . . : and oldgare more likelyliee imonfamily households (single
~ ~ ~ ~ ~ A K3 pegple,_unrelated people living 'Foged*wr)rk patitn_e or to has
N o> o2 W2 o2 & L a fixed incomthey arealso more likelyltave lower incomes
A
™ Median Income by Age— Pinal County Median Inc
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TABLE 9 MEDIAN HOUSEHOLDOME TRENDS AND PRODIONS BY JURISDI@N119962020

Jurisdiction 1990 (1) 2000 (2) 19908 2000 changg Est.2005| Est. 2000 Est 2006 | Est 2007 | Est2010| Est 2015 Est 2020
3 8206 4 4 5 5 5
Amt % Pinal Amt % @) change @) @) ®) ®) ®)
County
Pinal County $21,301| $35,856| 100.0% | $14,555 68% $42,548| $6,692 | $43,637| $42,911( $47,027 | $54,782 | $63,816
Apatie Junction (PirRdrt) 19,686 33,367 93.1% 13,681 69% 39,594 6,227 40,608 39,932 43,762 50,979 59,386
Arizona City CDP 25,610 37,432 104.4% 11,822 46% 44,418 6,986 45,555 44,797 49,094 57,190 66,621
CasaGrande 25,926 36,212 101.0% 10,286 40% 42,970 6,758 44,070 43,337 47,494 55,326 64,450
Coolidge 17,422 29,049 81.0% 11,627 67% 34,471 5,422 35,353 34,765 38,099 44,382 51,701
Eloy 17,981 26,518 74.0% 8,537 47% 31,467 4,949 32,273 31,736 34,780 40,515 47,197
Floence 20,833 36,372 101.4% 15,539 75% 43,160 6,788 44,265 43,529 47,704 55,570 64,735
Kearny 31,436 39,906 111.3% 8,470 27% 47,354 7,448 48,566 47,758 52,339 60,970 71,024
Mamroth 25,081 29,861 83.3% 4,780 19% 35,434 5,573 36,341 35,736 39,164 45,623 53,146
Oracle CDP 27,635 38,267 106.7% 10632 38% 45,409 7,142 46,571 45,796 40,166 46,790 54,506
Marcopa(6) n/a 30,625 85.4% 30,625 n/a 36,341 5,716 37,271 36,651 50,189 58,466 68,107
Queen Creek (Pinal Co Par| 36,806 36,250 101.1% -556 -2% 43,016 6,766 44,117 43,383 47,544 55,384 64,518
SanManuel CDP 29,058 40,019 111.6% 10961 38% 47,488 7,469 48,704 47,893 52,487 61,142 71,226
Supeior 16,118 27,069 75.5% 10,951 68% 32,121 5,052 32,943 32,395 35,502 41,357 48,177
(1) 1990 US Census
(2) Census 2000
(3) 2005 US Census American Community Survey (Sampling Error of £3.4%); local jurisdictions @ percent of Pinal County 2000
(4) Pinal Count2.8% of HUD median income; local jurisdictions @ percent of Pinal County 2000
(5) 3.1% average annual increase based or2Q05%6 change
(6) Maricopa CDP Census 2000 data
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TABLE 16 MEDIAN NORAMILY HOUSEHOLD@OWE TRENDS AND PROUEONS BY JURISDIGNI19902020
Jurisdiction 1990 (1) % of 1990 2000 (2) % of 2000 | Estimated | Est 2007 (3| Est 2010 (3| Est 2015 (3] Est 2020 (3
medianHH medianHH 2005 (3)
income income
PinalCounty $11,833 55.6% $21,878 61.0% $24,799 $25,010 $27,409 $31,929 $37,195
Apache Junction (Pinal Co Par{ 10,192 51.8% 28,750 86.2% 27,307 27,540 30,182 35,159 40,958
Arizona City CDP 16,106 62.9% 27,138 72.5% 30,069 30,325 33,234 38,714 45,099
Casa Grande 15,046 58.0% 24,054 66.4% 26,740 26,969 29,555 34,429 40,107
Coolidge 10,321 59.2% 13,994 48.2% 18,513 18,671 20,462 23,836 27,767
Eloy 6,464 35.9% 12,961 48.9% 13,346 13,460 14,751 17,184 20,017
Florence 12,194 58.5% 21,706 59.7% 25,510 25,728 28,195 32,845 38,261
Kearny 15,556 49.5% 23,250 58.3% 25,511 25,729 28,196 32,846 38,263
Mammoth 11,053 44.1% 12,361 41.4% 15,142 15,271 16,736 19,496 22,711
Maricopaf5 - 0.0% 21,212 69.3% 25,171 25,386 27,820 32,408 37,753
Oracle CDP 11,250 40.7% 21,902 57.2% 22,238 22,427 24,578 28,632 33,354
Queen Creek (Pinal Co Part) - 0.0% 19,219 53.0% 22,806 23,001 25,207 29,363 34,206
San Manuel CDP 24,327 83.7% 28,824 72.0% 36,980 25,227 27,646 32,206 37,517
Superior 6,811 42.3% 16,433 60.7% 16,537 16,678 18,277 21,292 24,803
(1) 1990 US Census
(2) Census 2000
(3) Average of 1990 and 2000 % of median household income multiplied by estimated median household income
(4) Maricopa CDP Census 2000 data
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Conclusion® Demographics anficonomics

Basic economic theory suggests that wherejbbusibglances exist, either people will move to areas with more employment opportunities or
employers will move to areas with more workforce opportunities. The housing market therefore irapactdl @s ioygtosment impacting the
housing market. If housing prices are higher than wages, then movement due to housing prices is less atitnactiveusindg’praleS have

been low enough to cause movement of houdsainaddsrounding neeblitan aread he future challengéong with appropriate infrastructure and
serviceds to sustain the population growth with local employment opportunities tihdlygayceuticilke housing costs.

There are many ways the housing markefiwance the economy. Housing is for many households the vast mejeailtyeoidieiuse price
inflation i mpacts househol ds ®nthelnihdr handy thet econamy ig imfluemced lyithe hoasingauseketsas hd e «
prices might discourage or encourage migration of the workforce. Affordable housing costs generally allawriopgreatdrgoqundnd

services. Economic wealth invested in high housing costs is economic wealth not inedsted dnslecatggouse price inflation therefore
impact®othworkforce availabitihd the health of local geadd servicgsroducing businessekhese effects, along with ®ocioomic

characteristics of households play a role in explaiffieagetieesl in housing markets across the County.

Income trends and projectionsmptbymemelatediata contribute to the quantification of demand for various housing types at various price points.
Housing that is both attractive and affordablecty afvaeople at diverse income levels is necessary to retain and attract diverse quality employmel
opportunities and to achieve a healthy, balanced community.

e The economy of Pinal County communities may be categorized as confficieartihééd growth, and emergirige following conclusions

are based on population and housing market growth from 2000 to 2006 yet assume that local employment and mednmetateelyave remai

stable since the 2000 US Census. Where local econochi@sdea/since 2000, communities and geographic areas may need to select a more

suitable category given todayds economic conditions.

1. Commuter communities are t hos e ooohothertermplofinient cemgheding ApHde Jundtien, maj or m
Arizona Citylaricopa, Queen Creek, Oracle and unincorporated areas near these communities and the metropolitan areas.

2. Selfsufficient communities are those where more-tfahadrtbe employed population works in the same placeTthegdive
communities included Casa Grande, Fl@&@mdéanueand the unincorporated areas near these communities.

3. Limited growth communities are those that experienced little population or housing growth during the housimgihitiesraréhese com
more geographically isolated and their small size results in limited employment opportunities. These commuMaesninthyde Kea
Superior and the unincorporated areas near these communities.

4. Emerging communities are those that have expernemgedvein but the growth is not as explosive as that in the commuter communities.
Commuting to nearby employment centers-suffigelit community is a Idagygario. Coolidggoyand the unincorporated areas near
these communitigsaracterizeémerging communities.
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e As Pinal County urbanizes, the econorbeimgelbs well as the health of the housing market in Pinal County are directly related to the economi
wellbeing of the metropolitan areas. Most areas in Pindb @ouhgve sufficient employment opportunities to support the current population.
More than 50% bétemployed population commutes and a significant challenge moving forward is to expand local employment options and
appropriate infrastructurg @mmunity services.

¢ Many households that moved to Pinal County during the housing boom chose to do so forohdengowgueidisip But fAdri ve unt
gualityo becomes |l ess attractive as nterobeoomues mcreadingleadfordalden gt hen and

e Construction and related industries have played a major role in the expansion of the economyAmtkénab Congtynarket skovd
employment in these industries declines, the housing market mag bg impagiloyment and increased foreclosures or loss of population.
Those communities with a stable local employment base are least likely to experience negative impacts from this decline.

¢ The agig of the population in geramiciithe attractivene$$inal County as an active retiremergdatéa the stability of the economy and the
housing market. Housing for an aging population and for the workforce that is employed in serving an dgiatpdpuletieconemic
stability thrghout the County.
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HOUSING

The housing marlaginsists dfomeowners and renters and the units they obeulrge Primary elemeatghe overall markstimpact supply

and demanarevarietyquality, and affordability. Quality is most often defined by age and unit value; vimyéine igpaesfioEdousing that are

available; and affordability is defined by the percentage of household income that must be spent for rsingiatpnesierdfdurguate to

create and sustain a community, then a quality unit with all of the desired costniimsntioat than 3% a househol dés gross
represent a healthy balanced community.

Housing Variety

Housing variety idided as the types of units that comprise the housing market. A variety of housing types is necessary tagiegt the diverse ho
needs and desires of both owners and.ré&petunities for movement within a housing market or housing chexdcleyavardsiift the same

time, housing varigtyriven by many factggmsmarilgemand for certain types and ameiitieasingy households who can afford the desired

type and amenities. Other factors that influence housing varietyiécnuhlidg pubh as zoning and building requirtrmevisijability and cost of
infrastructurepmmunity charactg(rural v. urban), and the cost of land and construction.

Housing units added 200@006

Most(88%pf the new housing stock addBehal Counfrym2000

to 2006 was sing&mily housindn unincorporated Pinal County Housing Units Added April 2000 to December 2006 Pinal
90% of thkousing stock added since 209Giwgldamily.
Manufactured housing represented another 10% of the W st

incorporated areas: 5 or more ur Manufactur
o In themajority of jurisdictidd®%or more of housing units add 1% 10%
were singiamily units. (@
e Singlegamily housing represented 82% of the new stock in \\
Grande and 73% of the new stock in Florence. 2004 “”'/

e Manufactured housing represented a larger share sifithe hg 1%

growth ikpache Junction ¥48 Kearn{B6%), and Mammoth

(63%). Single Fami
¢ New units added in Eloy ded64% singlamily and 28%t@ 88%

4 unit structures.
e Multifamily housing of 5 or more units represented 11% of Source: CAAG

housing stock Apache Junction and 4% of the new stock in Casa

Grande.
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TRENDS IN HOUSINGRVEA'BY JURISDICTIGRO000 TO 2006

Trends in Housing Variety Unincorporated Pinal County 20C

[ 2000M 2006

02000 @ 2006

Single Famil
60000 12,000
50000+ 10,000
40000 8,000
30000 6,000
20000 4,000
10000 2,000+ |_I
0 T T 0+ T T T I T L T
Single Family 2 or more Manufactured Apache  Casa  Coolidge Eloy  Florence Keamy Mammoth Maricopa Queen  Superior
Junction  Grande Creek
Sources: Census 2000, C 12000 B 2006 @ 2000@ 2004
2 0r more unit Manufactured Housing / Mobile Ho
12,000 14,000
10'000 12,000‘
8,000 10,000+
8,000+
6,000
6,000+
4,000
4,000
20001 2,000
0+ T |'_-|,_-|'_-| =T 1 | R o ||I|,_-|,_-||—.|_|'__|__| —
Apache  Casa  Coolidge  Eloy  Florence Keamy Mammoth Maricopa Queen  Superior Apache  Casa  Coolidge Eloy  Florence Keamy Mammoth Maricopa Queen  Superior
Junction  Grande Creek Juncton  Grande Creck
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TABLE 11 HOUSING VARIETY (EY®F STRUCTURE ANDTS IN STRUCTURE)RJRISDICTION 2006

Manufactured
Total Singlefamilydetached Housing / Mobile
Units (1) and attached 2 to 4 units 5 or more units Homes
No. % No. % No. % No. %

Pinal County 137,687 89,146 64.7% 4,312 3.1% 5,057 3.7% 35,975 26.1%
Unincorporated Pinal County 69,009 50,005 72.5% 1,091 1.6% 370 0.5% 16,694 24.2%
Apache Junction (Pinal Co Part) 25,860 7,738 29.9% 1,132 4.4% 1,383 5.3% 12,888 49.8%
Casa Grande 17,601 11,552 65.6% 1,072 6.1% 2,351 13.4% 2,777 15.8%
Coolidge 4,472 3,363 75.2% 235 5.3% 236 5.3% 642 14.4%
Eloy 3,159 1,892 59.9% 331 10.5% 289 9.1% 733 23.2%
Florence 3,761 1,619 43.0% 321 8.5% 285 7.6% 1,623 43.2%
Kearny 882 760 86.2% 29 3.3% 25 2.8% 74 8.4%
Mammoth 687 403 58.7% 38 5.5% 39 5.7% 208 30.3%
Maricopa (2) 10,565 10,413 98.6% 6 0.1% 0 0.0% 146 1.4%
Queen Creek (Picad Part) 160 134 83.8% 0 0.0% 0 0.0% 26 16.3%
Superior 1,531 1,267 82.8% 57 3.7% 79 5.2% 164 10.7%

Sources: Central Arizona Association of Governments and Census 2000
(1) I ncludes Census 2000 fAothero units (boats, buses, RVs)
(2) Maricopa CDP Cen2060 data
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TABLE 12TRENDS IN HOUSINRMWEA'Y BY JURISDICYIZ000 2006

Jurisdiction Single Family Attached & Detachg 2 to 4 units 5 or more units Manufactured Housing & Mobil
Homes

2000 | 2006 200006 2006 2000 | 2006 | 2000582006 2000 | 2006 20006 2006 2000 | 2006 20005 2006

1) (2) change (1) (2) change 1) (2) change (1) (2) change

No. % No. % No. % No. %
Pinal County 39,375| 89,146| 49,771 126.4% | 3,948 4,312 364 | 9.2% | 4,399 | 5,057 | 658 | 15.0%| 30,100 35,975 5,875| 19.5%
Unincorporaté&inalCounty 19,440| 50,005| 30,565| 157.2% | 1,042( 1,091| 49 4.7% | 370 370 0 0.0% | 13,522| 16,694 3,172 | 23.5%
Apachdunction (Pinal Part)| 6,325 7,738 1,413 22.3% | 1,074| 1,132| 58 5.4% | 1,027 | 1,383 356 | 34.7%| 11,267 12,888| 1,621 | 14.4%
CasaGrande 6,059 11,552 5,493 90.7% 950 | 1,072| 122 | 12.8%| 2,057 | 2,351| 294 14.3%| 1,952 | 2,777 | 825 | 42.3%
Coolidge 2,145 3,363 | 1,218 | 56.8% | 219 235 16 7.3% | 228 236 8 3.5% | 591 642 51 8.6%
Eloy 1,624 | 1,892 | 268 16.5% 212 331 119 | 56.1%| 289 289 0 0.0% 677 733 56 8.3%
Florence 1,248 | 1,619 371 29.7% | 321 321 0 0.0% | 285 285 0 0.0% | 1,487 | 1,623 | 136 9.1%
Kearny 753 760 7 0.9% 29 29 0 0.0% 25 25 0 0.0% 70 74 4 5.7%
Mammoth 400 403 3 0.8% 38 38 0 0.0% 39 39 0 0.0% | 203 208 5 2.5%
Maricopa (3) 139 | 10,413| 10,274| 7391.4%| 6 6 0 0.0% 0 0 0 0.0% | 141 146 5 3.5%
QueerCreek (Pinal Co Part) 26 134 108 415.4% 0 0 0 0.0% 0 0 0 0.0% 26 26 0 0.0%
Superior 1,216 | 1,267 51 4.2% 57 57 0 0.0% 79 79 0 0.0% 164 164 0 0.0%

(1) Source: Census 2000
(2) Source: Central Arizona Association of Governments.
(3) Maricopa CDP Census 2000 data
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Type of Structurand Tenure

Since the majority of housing units in most locations-are_sinale
family, it islgo the type of housing most likely to be rents % of Rental Units by Type of Structure Pinal Count
occupiedln 2000, 41% of rental units in Pinal County w
singlefamily units and another 23% were manufactured
housing or mobile homes. Manufactur
. . . 23%
Multfamily structures are the least prevalent housing ty
Pinal County and are the most likely to be renter occup| k\ Single-fami
Higher densities or more unitach building lot mean tha — 4%
the cost tproduce mufamily housingusually lower than
the cost to produsiaglefamily housin@onesquently, multi 5+ U”“/U
family units mayjtenbesold or rented at lower prices tharn 20% \
singlefamily units. ,
Source: Census 2000 210 4 uni
16%
% of Rental Units by Type of Structure by Jurisdictior Multfamily units are more typically occupied by renters, with
55% of units in 2 to 4 unit stru@nte62% of units in 5+ unit
100% - ) - structures renter occupied. The renter occupgne_f)anﬁ_lylulti
75% - ’ L | | units is highest in those communities whef@mityltiousing
50% - ,j | is more common, with the exception of Apache Junction, where
25% - .y T - multifamily units are more comnuaelypied by owners.
0% T e S e B
§) § S §° \bg; RS S § g F & & 56 Owners choose midthily housing for a variety of reasons,
N s 5\3’ ¢ & “ \0@ «9% 5 q?\o O@ eo SN includingeduced energy costs, the perception of increased
L & v F © 3 S g § 9 . ’ )
T & < & g 9 safety for single and older households, less maintenance
< responsibility, and assured maintenance for seaspaat®
Source: Census 2| O Single-famil{l 2 to 4 unitfd 5 + unitda Manufacturel
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Occupancynd Vacancy

The proportion of occupied units and the vacancy status of vacant units reflect both demand for housingimaggnesa{syraf tieeiping units.
General occupancy and tenure dataasetive basby which othkousing data related to quality, variety and affordability may be assessed.

Occupancy and Vacancy by Geographic Are.

100%

80% ——

60% -+

40% -

20% -+

0% T T T T T T T T T T T

< & D & KN > e
S oy S < &
o RS O <<>‘§’ ,\é‘o NS 4\<,°Q ,\fz@ S
9 > S0 o S ¥ & & o &
SRS N W S
NS & v J =

Source: Census 2(

| O Occupied Nd3J Vacant N4

Occupancy rates throughout Pinal County range from a low of 60% in
Apache Junction to a higdgppfoximately 90% in Eloy. Overall, the
occupancy rate in Pinal County is E&fbtywo percent of units in

the unincorporated County are occupied.

The vacancy status of vacant housing units is a key indicator of the
demand for housing. A large volume of vacant units for sale or for rent
indicates an oversupply. A largme&alf vacant units that are neither

sold nor rented or for sale or rented, indicates a potential supply of
housing that is uninhabitable or pHveligfipr seasonal employees,

such as farmworkers.

The majority (62%) of vacant housing units inuRityahe

seasonal units. In 2000, ovehomée f of the Countyos

werelocatedn Apache Junction and another quarter were located in the unincorporated County. Seasonal units wereyli€ass paewhlent in Elo

Superiof@%). Thedsten County communities of Kearny,

Mammoth, Oracle and San Manuel all had fewerdbanenef
vacant units as seasonal vacancies.

Among neseasonal vacanciasPinal Countyearly four of ten
(37%) vacant units were for rent, 27% for sale dad2fiéd as
other. The highest proportion of for rent vacant uniteyvas in
(64%) and of for sale vanaits was in Keal@p%). &cant units
def i ne daceosnted fortthe enajadity of vacancies in
Coolidge, Oracle and Superior.

100%

Vacancy Status by Geographic Area

80% -

[

Source: Census 2!

O Seasonall For Renl For Saldd Rented or Sol3 Otherl
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TABLE 130CCUPANCY, TENURBAMCANCY FOR ALLITBIBY JURISDICTI2000

Total Occupied Owner Occupied Renter Occupied Vacant Seasonal

% of % of % of % of
% of Occupied Occupied Jurisdictio Vacant

No. Jurisdiction No. Units No. Units No. n No. Units
PinalCounty 81,154 61,364 75.6% 47,522 77.4% 13,842 22.6% 19,790 24.4% 12,230 61.8%
Unincorporated Pinal County 35,223 28,675 81.4% 23,593 82.3% 5,082 17.7% 6,548 18.6% 3,416 52.2%
Apache Junction (Pinal Co Pa 22,456 13,570 60.4% 11,249 82.9% 2,321 17.1% 8,886 39.6% 6,930 78.0%
Arizona City 2,169 1,742 80.4% 1,459 83.8% 283 16.2% 427 24.5% 254 59.5%
Casa Grande 10,936 8,905 81.4% 5,654 63.5% 3,251 36.5% 2,031 18.6% 823 40.5%
Coolidge 3,179 2,603 81.9% 1,734 66.6% 869 33.4% 576 18.1% 316 54.9%
Eloy 2,737 2,472 90.3% 1,590 64.3% 882 35.7% 265 9.7% 6 2.3%
Florence 3,255 2,233 68.6% 1,549 69.4% 684 30.6% 1,022 31.4% 671 65.7%
Kearny 871 789 90.6% 644 81.6% 145 18.4% 82 9.4% 17 20.7%
Mammoth 679 562 82.8% 430 76.5% 132 23.5% 117 17.2% 18 15.4%
Maricopa CDP 286 268 93.7% 139 51.9% 129 48.1% 18 6.3% 12 66.7%
Oracle 1,571 1,369 87.1% 1,022 74.7% 347 25.3% 202 12.9% 48 23.8%
Queen Creek (Pinal Co Part) 52 52 100.0% 46 88.5% 6 11.5% 0 0.0% 0 0.0%
San Manuel 1,832 1,458 79.6% 1,204 82.6% 254 17.4% 374 20.4% 85 22.7%
Superior 1,480 1,235 83.4% 894 72.4% 341 27.6% 245 16.6% 21 8.6%

Source: Census 2000
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TABLE 14RENTER OCCUPIED W\B¥ UNITS IN STRUKREBY JURISDICTIQRO0

Occupied Singlefamily detached Manufactured Housing
Units (1) | Renter Occupied andattached 2 to 4 units 5 or more units (2) Mobile Homes
No. % No. % No. % No. % No. %
Pinal County 61,364 13,842 | 22.6% 5,652 14.4% 2,173 55.0% 2,707 61.5% 3,189 10.6%
Apache Junction (Pinal Co Pd 13,570 2,321 | 17.1% 526 8.3% 776 72.3% 345 33.6% 622 5.5%
Arizona City 1,459 283 19.4% 106 37.5% 86 30.4% 29 10.2% 62 21.9%
Casa Grande 8,905 3,251 | 36.5% 1,030 17.0% 465 48.9% 1,446 70.3% 304 15.6%
Coolidge 2,603 869 33.4% 506 23.6% 83 37.9% 202 88.6% 78 13.2%
Eloy 2,472 882 35.7% 401 24.7% 67 31.6% 261 90.3% 153 22.6%
Florence 2,233 684 30.6% 246 19.7% 131 40.8% 220 77.2% 79 5.3%
Kearny 789 145 18.4% 109 14.5% 12 41.4% 16 64.0% 8 11.4%
Mammoth 562 132 23.5% 59 14.8% 18 47.4% 10 25.6% 45 22.2%
Maricopa (3) 268 129 48.1% 47 33.8% 0 0.0% 0 0.0% 82 58.2%
Oracle CDP 1,369 347 25.3% 151 14.8% 26 45.6% 47 100.0% 117 25.3%
Queen Creek (Pinal Co Part) 52 6 11.5% 6 23.1% 0 0.0% 0 0.0% 0 0.0%
San Manuel CDP 1,458 254 17.4% 201 14.8% 15 40.5% 7 0.0% 31 8.2%
Superior 1,235 341 27.6% 244 20.1% 7 12.3% 63 100.0% 24 14.6%
Sources: Central Arizona Association of Governments and Census 2000
(1) I ncludes Census 2000 Aothero units (boats, buses, RVs)
(2) Includes condominiums
(3) Maricopa CDP Census 2000 data
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Tenure

The tenure (owr@rrenter) of occupied units is another
indicator of denththat further defineshtbasing market. Tenure by Geographic Area z

From the individual homeowner perspective, the focus of
homeownership is on neighborhood stability and the incr | | —
(at a minimum) maintenance sfrigpualue. At the same tim —~ H H M
that existing owners seek to sustain or grow their housing
a growing proportion of the population is on a fixed incon
employment opportunities are growing fastestvimad@wer

: ; ; : ) S FFsgS oo e s£
occupations and industries, cgedeimand for loweiced 5’0 S L & § & & f $@ s £ 50 Y (o\g
. . < . 1og O
housing units both for rent and for sale. §\° @5 & & « S S & &
A

It is a widelyeld belief that homeowners contribute to
community stability through their financial investment anq  source: census 2000 | 2 ownerd Rentey
they seek to maintain and grow that investment through ¢
paticipation in the community. Consequeasywih high

homeownership rates are less vulnerable to displacement from gentrification and rising housing prices.

The national goal of increasing homeownership has resulted in a focusoafirmsaancgthe homeownership fidte.goal of most

homeownership programs is to achieve a homgovatersh70%. In 2000, thishgahbeen achieved in most jurisdictions and for the County as a
whole. Lower homeownership rates were found in Gag&436anCoolidge (67%), Eloy (64%) and Maricopehés26pmmunities also have a
larger proportion of households headed by younger persons.

During a housing boom, renters often grekhase a horhefore prices rise even mdte increasedmand results in increased purchase
prices. Stilhe interelationship of the two malketdal and ownefays out over timAs more renters choose to buy and prices increase, rental
vacancy ratedso increase anehts go downrAs landrds ha difficulty renting units, thaychoose to sell and selling prices gaddtm

supply of fewale units increases

From a community standpoint, renting provides the opportunity for households to learn more about a neighboefaracakingramunity
homeownership investmamdprovides for mobility among the workfdocking households that own a home are more likely to seek local or nearby
employment while renters are as likely to move closer to employment opportunitieeak thetk alete to home.
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From a dbuseholgerspective, renting is choserhowmeeownership &ovariety of reasons
e Renting may be less expensive than owning, especially during the first five years;
¢ Rental units aneost oftemaintained and repaired by their owners, so unplanned andcsansetimesy r epairs are not t
responsibility
¢ Less time spent on maintenance @aidsrequalmore free time;
¢ Renting carries less financial risk, especially in volatile markets.

Tenure, Income and Family Type

Housing tenure varies with such demographic faatorseage, occupation, and household Tyygechoice of whether to buy or rent depends in
part on a househol dbés f i financial sitaation deippdnds an thed empldyndnsely, the search foadedemt,safee h o | d «
and affordable housing impacts employment and the economy in general.

Employment statage, familial stataad incomall
affecthechoice of housing teniitee number of g&
earners in a household alfsxes housing tenure as it Median Income by Tenure by Geographic Are:
means more household income. Not surprisingly,
homeownership is linked to higher inco2600 he 45000
median income Rinal Countyomeowners w&39,140 m A 1 »\ A —L A
(110% of the Countydine)whilethe median income for| el |1 A | 1 1 - m 1 .
renters wsa$24,416 (68% of the County median) . m —L ]

15000+ m — M

There are commu#dgommunity differences in tenure,
whichmay beelated to employment. This is because 1
the vast majority of househotasebwnership is
considemwhen stable employment is availabtee IS
same timejgh housig costin one area might discouraq ¢ £ & &
workers from moving to that area and taking employn
even wheamploymetd readily availapdow housing
coss do not necessarencourageorkers to move. Source: Census 2!

OOwner ORenter AMedian
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The rate of homeownership increases as age iramdases

remains relatively high dfierage of 35This suggedtsata
proportion of the population will choose regttiogyring, Homeownership Rate by Age 2
regardless of so@conomic factors suclags, income or
family typeln general oyinger households are more likely | 150 g0
rent, while older householdmarelikely to own 80.0% A N A A 2 N A
60.0%
. : 40.0%
Older and retired households generally have pensions o] g go,
retirement income. These househohllisaess likelyot 0.0% : : : : : : |
. . . vl v > @
have a mortgage_ or require financing than households W @“/ \o"y @”\? @"3 \o‘g é\ §
wages and salaries, primarily due to accumulate@heealtl N a2 P NG & & &
homeownership rate decreases after the age of 75 years A
renting, includingngregate and continuing care residencs
assisted haeing and skilled nursing da@eomes more
attractive. Source: Census 2! =1 By Age —A— Pinal Coun

Homeownership rates are also impacted by family type. Owned property is often considered more stable amuéssbegbfonédikbly

married couple famijliegh or withodépenderthildren; this family type generaléy tigfhomeownership rate. Couples in which both@éults

and have no childieve a higher income and are among the most likely to own. The household type that is least likelypamnh is the single
houghold with dependent children.

Homeownership Rate by Family Type Pinal Count

100.0%-

¢
*
*
*
*

75.0% —+

50.0% +

25.0%

0.0% t t t t 1
Single Persons Married couples withMarried couples with no Single-parents with Other families
children <18 years  children <18 years children <18years

Source: Census 2 Family Ty pe —e— Pinal Coun
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TABLE 150OWNERSHIP STATUSAYE OF HOUSEHOLDEBRIBRISDICTION 2000

15624 25034 35044 45054 55864 65-74 75 and over
Jurisdiction TOTAL % No. % (2) No. % (2) No. % (2) No. % (2) No. %(2) No. % (2) No. % (2)
OWNER
(1)
Pinal County 47,522 | 77.4%| 1,024 | 43.0% | 4,974 | 59.6% | 7,786 | 69.7% | 8,055 | 76.4% | 8,896 | 86.5% | 10,051| 91.2% | 6,736 | 88.4%
Unincorporated Pinal Co| 23,593 | 82.3%( 382 47.8% | 2,139 | 62.9% | 3,842 | 71.6% | 4,243 | 83.0%( 5,166 | 91.5% | 4,970 | 94.5%| 2,851 | 92.1%
ApachdunctiorfPinal Part| 11,249 | 82.9%| 374 69.5% | 1,223 | 73.5%| 1,631 | 75.6% | 1,465 | 73.9% | 1,753 | 85.4% | 2,611 | 93.4% | 2,192 [ 92.1%
Arizona City CDP 1,459 | 83.8% 27 38.6% 119 62.3% | 290 83.3%( 312 80.6% | 238 97.1% | 340 85.0% | 233 89.6%
CasaGrande 5,654 | 63.5% 79 18.0% 832 47.1% | 1,116 | 65.5% | 1,020 | 64.2% 853 73.6% | 1,104 | 81.8% 650 72.7%
Coolidge 1,734 | 66.6% 44 26.7% 142 46.3% 323 57.8% 355 68.9% 263 74.7% 382 92.0% 225 77.6%
Eloy 1,590 | 64.3%| 110 37.7% | 256 52.8% | 358 62.5% | 333 73.3% | 276 85.2% 168 70.0% 89 85.6%
Florence 1,549 | 69.4% 0 0.0% 146 44.1% 187 58.8% 198 63.3% 219 71.8% 405 83.9% 394 89.1%
Kearny 644 81.6% 4 25.0% 84 69.4% 73 69.5% 139 82.7% 131 90.3% 115 95.0% 98 86.7%
Mammoth 430 76.5% 8 44 .4% 57 62.0% 77 70.0% 103 83.1% 73 74.5% 55 94.8% 57 91.9%
Maricopaj4 139 51.9% 9 52.9% 46 60.5% 46 48.4% 19 38.8% 0 0.0% 10 55.6% 9 100.0%)
Oracle CDP 1,022 | 87.1% 10 15.2% 42 33.1% 259 80.4% 214 77.5% 246 86.3% 113 78.5% 112 77.2%
QueerCreelPinal Part) 46 88.5% 0 0.0% 0 0.0% 0 0.0% 5 100.0%| 26 100.0%) 5 45.5% 10 100.0%,
San Manuel CDP 1,244 | 79.6% 35 55.6% 197 80.4% 255 69.3% 223 82.0% 210 85.4% 186 95.9% 44 74.6%
Superior 894 72.4% 14 26.4% 49 47.1% 133 73.5% 175 76.1% 136 76.8% 226 82.8% 161 74.2%
(1) Census 2000
(2) % of Jurisdiction
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TABLE 16 HOMEOWNERSHIP BY EAMYPE BY JURISDIGN 2000

Singleperson

Married couples with

Married couples with ng

Single parents with

All other families

children <18 children <18 children <18

Jurisdiction Total Owners % Total Oowners % Total Oowners % Total Owners % Total Owners %

Owners Owners Owners Owners Owners
Pinal County 12,906 9,194 | 71.2%| 12,352 9,058 | 73.3%| 23,121| 21,164 | 91.5%| 6,313 | 3,248 | 51.4%| 3,678 | 2,040 | 55.5%
Unincorporated Pinal Counl 5,078 | 3,930 | 77.4%| 5,735 | 4,265 | 74.4% | 12,607 11,716| 92.9%| 2,503 | 1,478 | 57.2%| 1,524 | 968 63.5%
Apache Junction (Piaft) 3,634 | 2946 | 81.1%| 2,097 | 1,666 | 79.4%| 4,997 | 4632 | 92.7%( 1,008 | 677 67.2%| 769 709 92.2%
Arizona City CDP 320 241 75.3%| 334 250 74.9%| 843 761 90.3%| 129 88 68.2%| 151 119 78.8%
Casa Grande 1,944 982 50.5%| 2,171 | 1,430 [ 65.9%| 2,573 | 2216 | 86.1%| 1,221 | 476 | 39.0%( 516 162 31.4%
Coolidge 536 319 59.5%| 547 409 74.8%( 712 650 91.3%| 437 141 | 32.3%| 271 32 11.8%
Eloy 404 248 61.4%| 817 547 67.0%| 461 371 80.5%| 504 224 | 44.4%| 218 62 28.4%
Florence 614 346 56.4%| 353 279 79.0%| 842 755 | 89.7%| 200 68 34.0%| 139 41 29.5%
Kearny 167 129 77.2%| 229 157 68.6% | 299 265 | 88.6% 61 41 67.2% 47 15 31.9%
Mammoth 97 63 64.9%| 145 121 83.4%| 170 154 90.6% 90 44 48.9% 49 5 10.2%
Maricopa 65 0 0.0% 58 46 79.3% 25 10 40.0% 66 39 59.1% 45 20 44.4%
Oracle CDP 339 227 67.0%| 305 266 87.2%| 461 432 93.7%| 144 45 31.3% 52 37 71.2%
Queen Creek (Pinal Co Par| 15 11 73.3% 4 4 1004 16 15 93.8% 0 0 0.0% 9 5 55.6%
San Manu€&DP 218 181 83.0%| 506 390 77.1%| 512 489 95.5%| 129 80 62.0% 44 23 52.3%
Superior 352 220 | 62.5%| 196 134 68.4% | 419 380 | 90.7%| 143 60 42.0% 91 21 23.1%
(1) Source: Census 2000
(2) % of Family Type
Note: may not add to total owner households
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Housing QualityAge of the Housing Stock

Housing quality encompasses a range of issaresdiiatral to quality of life, including reafsiygesign and appearamajntenance and

energy efficien@and community safatyl livabilitfrhe quality of the existing housing stock reflects economic prosperity and pride of community.
Visitos to Pinal County often get their first impreksibrifédstyle ancdmmunitgconomic wdilking as they drive through incorporated and
unincorporated aretgerefore housing qualitjtad not only to existing residents but also the attpmt@atiadfemployers and economic investors.

Some jurisdictions take a proactive approach to neighborhood stabilization, community clean ups and code eailatientbese\Atiarites
contribute to voluntary correction of code violasittnspemaunity and neighborhood pride, contribute to the health and safety of residents, and
improve community appearance and character.

Theage of the housing stock isradieator of housing qualit
While many older housing units have bemaiwahed and Age of the Housing Stock by Jurisdiction .
lovingly restored, other older housing units may have be
to outdated building codes using materials and construc| ;00

techniques that are no longer considered safe or sustairi 75% “‘\x— -
Older housing units may be less energy efficieng, iresulti ggi’;’ T ~
. oy . . 0 —
higher utility costs for occupantaddition, some materials, 0% : L : : L : : - : .
. . . . S g o @ N $ Y o oy ¥ 3
such as Ieﬁd (III’;]L:]nItS bdunt prior to 1978) and asbestos n 2 f O&Q 6\@ @é @Qo f @So S @§ & § $
& §
represent health hazards to unit occupants. S L ¢ S8 S & I &

The relative newness of the housing stock reflects the rg
growth in bothcorporated and unincorporated Pinal iCour [ 1979 & Earli@ 1980 to 1980 1990 - March 20EDApril 2000 - Dec 24
more than four in ten (41%) of the Pinal County housing
has been built since 2000 and about one quarter (24%) {Sources: Census 2000, C
County housing units were built prior torh@8@ousing

stock built prior tad809s more likely to have health and safety conditions that negatively impact residents, neighbors and communities.

In unincorporated Pinal County, neatglb(#9%) of housing units have been built since 2000 and less than one of fivdt(fh8fo)ernd8Mu
Other communities with a high proportion of new housitlgdeddiatiitop®7% since 2000, Queen Ciré&®6 since 2000raclég 42% since

2000 and Casa Graind@8% since 200More than three quarters of the housing stock waserio 1980 in Kearny (90%), Mammoth (74%), San
Manuel (83%), and Superior (87%). Other communities with higher proportions of older stock are Coolidge Y54%), and Eloy (49%
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TABLE 17AGE OF THE HOUSIN®SEK BY JURISDICTIZN6

Apr 20006 Dec 2006 (1)

1990 to March 2000 (4

1980 to 1989 (2)

1960 to 1979 (2)

1959 or earlier (2)

Total % of % of % of % of % of
No. Jurisdiction No. Jurisdiction No. Jurisdiction No. Jurisdiction No. Jurisdiction
Pinal County 137,687 56,533 41.1% 31,327 22.8% 16,987 12.3% 23,707 17.2% 9,133 6.6%
Unincorporated Pinal County 69,009 33,786 49.0% 15,001 21.7% 7,540 10.9% 9,704 14.1% 2,978 4.3%
Apache Junction (Pinal Co Pg 25,860 3,404 13.2% 10,023 38.8% 5,389 20.8% 6,192 23.9% 852 3.3%
CasaGrande 17,601 6,665 37.9% 4,121 23.4% 2,162 12.3% 3,032 17.2% 1,621 9.2%
Coolidge 4,472 1,293 28.9% 239 5.3% 514 11.5% 1,329 29.7% 1,097 24.5%
Eloy 3,159 422 13.4% 530 16.8% 351 11.1% 1,252 39.6% 604 19.1%
Florence 3,761 506 13.5% 1,115 29.6% 764 20.3% 869 23.1% 507 13.5%
Kearny 882 11 1.2% 36 4.1% 51 5.8% 502 56.9% 282 32.0%
Mammoth 687 8 1.2% 83 12.1% 85 12.4% 312 45.4% 199 29.0%
Maricopa (3) 10,565 10,279 97.3% 76 0.7% 54 0.5% 130 1.2% 26 0.2%
Queen Creek (Pinal Co Part) 160 108 67.5% 5 3.1% 20 12.5% 27 16.9% 0 0.0%
Superior 1,531 51 3.3% 98 6.4% 57 3.7% 358 23.4% 967 63.2%

(1) Source: Central Arizona Association of Governments

(2) Source: Census 2000

(3)Maricopa CDP Census 2000 data

(4) Estimate based on estimated housing units les200@rsmssing units data.
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Renters by Age of Housing Stock :
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Renters and Age of the Housing Stock

Owners of rental property are generally seeking financial benefit
through current income generation, increased property value
(appreciation), and depreciation (a tax benefit). Albor some
these factors play a role in rental housing maintenance and older
rental housing may offer fewer of these bemsfiters

Housing qualitpncerns can multiply waider housing stock

is renteoccupied. Renters rely on owners to maintain

propefes, and owners of older housing stock may be challenged
to do so as repairs mount and the cost of repairs does not
increase the value of the property relative to the expected income
that will be generated.

In unincorporated Pinal Cowentiens are e@lly likely to
occupy older housing as they are to occupy newer\lghsing.

the exception of Casa Grande, where newlamityltiousing units are more prevalent, renters are more likely to occupy housing biilt before 1980.
some communities sashApache Junction, Coolidge, and Eloy the older housing stock is much more likely to be renter occupied than owner occi

Countywide rental uaitadorovided by the Pinal County Assess
indicates that over four thousand new rental structuessihave |
added to the market since .20Ws accounts &% bthe

Registered Rental Units by Year |

registered rental sttwres It is important to note howevestheat | 3000
data such as that available through the US CensusBygests 2500

thatmanysinglefamilyrentad are notegisterd wi t h t h e| 2000
Office. 1500

1000
500

1979 & earlier

Source: Pinal County Asse

1980 to 1999 2000 to 2003 2004 to 2006
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TABLEL8- REGISTERED SINGLEBMHAA AND MULFPLEX RENTARTRUCTURESY YEAR BUILT PINBOUNTY

Total SingleFamily Multiplex
Year Built Structures % Structures % Structures %
1939 or earlier 170 2.4% 160 2.6% 10 1.4%
1940 to 1949 179 2.6% 156 2.5% 23 3.3%
1950 to 1959 489 7.0% 466 7.6% 23 3.3%
1960 to 1969 258 3.7% 210 3.4% 48 6.9%
1970 to 1979 569 8.1% 479 7.8% 90 12.9%
1980 to 1989 457 6.5% 241 3.9% 216 31.0%
1990 to 1999 598 8.5% 557 9.0% 41 5.9%
2000 155 2.2% 144 2.3% 11 1.6%
2001 275 3.9% 240 3.9% 35 5.0%
2002 502 7.2% 456 7.4% 46 6.6%
2003 609 8.7% 563 9.1% 46 6.6%
2004 1160 16.5% 1126 18.3% 34 4.9%
2005 1047 14.9% 999 16.2% 48 6.9%
2006 484 6.9% 460 7.5% 24 3.4%
2007 67 1.0% 65 1.1% 2 0.3%
Total 7,019 6,233 697
Source: Pinal County Assessor
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Housing Affordability

Housing affordability is a key measure of the economic health and viability offavesietywiigconomic and market factors contribute to housing
affordabiliyincomend employmefamily size and type, dgmysing variety and housing quality all play integral roles in the aAgglesment.
government programs define affordability as paying not more than 30% of gross household income for totalrhotgegecast (néhties),

this definition is morerappate¢o lower and moderate income households than to higher income households.

Both owners and renters may choose to occupy housing that is disproporttortatstyimositier any numbef reasonslimited availability,

specific ations or amenities are more attrautiv@e is anticipated to incredisedale housing quality is poor, and work or family are nearby are
only a few factors that impact housing diwceforeamore accurate definition of housing affordability is adequate income to meet (local) housing
costs with sufficient resources remaining for basic goods and services (purchased locally) and the generatiorfuifieel ditons.a

When housingrist affordablmdividualfiusinesseand communities feel the impact:

e Households with excessive housing costs halgplesable income for dbgsiods and services.

e Households that work in one community but live in another community éepdrearsmohtigtion costs and bathiess disposable
incomeand time with famitgpacting quality of life

¢ Employees that live in one community and work imagqiherhase fewer basic goods and services in the community where they live
negatively impacting local businessessaitthg in decreased sales tax revenue

¢ If housing costs are too bighequalityis poor, employers have difficulty attracting and retaining quality employees. For major employers,
housing affordabilitpfien a key factolocation decisions.

When housing priéaesreaselue to a fundamental supply and demand Estimated increase in Median Housing Cost by Tenure 2000
equation, then both rental prices and ownershijauptieesxpected to

increase comparaliring the housing boo2060 to 2006he 140%

population increased 99@fts increaseuh estimateg?o,andpurchase 120%

prices increasad estimated 131%. 100% 131%

80%

Population growglrly in the decadieectly impacted housing prices as
demand exceeded supply. Unit prices remained high even as the s
caught up with tlkemand This suggests that¢batinuedchcrease in

60%
40%

housing costs duringhbasing boom hasl much to do witfuadamental| 29% s
supply and demaintbalance as with other factors. These other factg 0% ' '
such as creative diimbral finangnand increased purchasing by retire Median Housing Price Median Rent

and investors had a significant impact on housing prices.
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Homeownership Affordability

Homeownership affordal@hty housing affordability in genemdseesed considering both supply and demandTiaetspply side of the
affordability equation is measured primarilyuhhoesgyand sales prices, existing and new home sales, and vadaecgamimsd side of the
equation is measured primarily through growth in employment and household eveghthwilp@andtfinancing opportunities such as the types of
financing available and the interest rate applied to the financing. Housing quality andhattietididloé tioe equation

TABLE 19MEDIAN VALUEND MEDIAN PRICE EASKBYJURISDICTION 2000 Values and Sales Prices
Mediarvalue Median Price Asked When housing prices increase at a faster rate tl
_ . incomes increase, then housing affordability de
Price asked as Units in Wh h . . in st ¢ decli
$ $ % of Value Sample en housing prices remain stagnant or declin
household income increases, then affordability
Pinal County 76,300 83,000 109% 1,240 increass.
Apache Junction (Pinal Co Part) 74,300 113,200 152% 254 ) ] ]
Housing values directly impact the amount of fi
Arizona City 85,000 80,500 95% 73

a buyer can borrow as well as the amount of ta:

Casa Grande 79.900 80,000 100% 120 paid. Values are generally reflected in prices b

during a time of high demand, prices can excee

1 0, . . .
Coolidge 55,400 62,000 112% 22 values. Higher prices drive up values, asrgpmp

Eloy 48,400 49,600 102% 27 prices is one method of determining value. Ler

provide financing up to a percentage of the valt

FI 71 7 106% . . i ; .
orence /600 9:600 06% 33 housing unit and this is one factor in determinin
Kearny 56,600 52,100 92% 23 whether a buyer is able to purchase a unit.
Mammoth 46,100 50,000 108% 14 _ L
In 2000, the median value of a housing umat in F
Maricopa 75,500 0 n/a 0 County was $76,300 and the median price aske
Oracle 106,000 88,000 83% 8 sale umts was $83,_000. Throughout the Count
asked in relationship to value ranged from a lov
Queen Creek (Pinal Co Part) 94,000 0 n/a 0 in San Manuel to a high of 152% in Apache Jur
San Manuel 98,000 71.500 73% 60 This difference may be egplamﬁubbwlume and
: type of fesale housing units.
Superior 45,400 37,500 83% 17

Source: Census 2000
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TABLE 20 HOUSING VALUES BYLME RANGBSELECTED SINGLE HAMUNITS 2000 BY JBBRICTION

$100,000 to $125,000 to $150,000 to $175,000 to $200,000 to $250,000 to $300,000 or

$99,999 dess $124,999 $149,999 $174,999 $199,999 $249,999 $299,999 more All Units
Pinal Count 14,800| 54.1%| 3,653 | 13.4%| 2,381| 8.7% | 1,912| 7.0% | 1,168| 4.3% | 1,484| 5.4% | 946 | 3.5% | 996 | 3.6% | 27340
Apache Junction (Pipait) 2,520 | 52.0%| 1,544 | 31.8%| 488 | 10.1%| 143 | 2.9% 46 0.9% 58 1.2% 33 0.7% 16 0.3% 4,848
Arizona City 712 | 64.6%| 112 | 10.2%| 137 | 12.4$| 115 | 10.4%| O 0.0% 10 0.9% 0 0.0% 0 0.0% 1,103
Casa Grande 2,830 | 64.6%| 659 | 15.0%| 339 | 7.7% | 246 | 56% | 139 | 3.2% 96 2.2% 51 1.2% 19 0.4% 4,379
Coolidge 1,342 | 92.4%| 33 2.3% 28 1.9% 24 1.7% 11 0.8% 15 1.0% 0 0.0% 0 0.0% 1,453
Eloy 963 | 97.7%| 6 0.6% 9 0.9% 8 0.8% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 986
Florence 466 | 64.5%| 173 | 24.0%| 19 2.6% 27 3.7% 7 1.0% 22 3.0% 0 0.0% 8 1.1% 722
Kearny 548 | 94.0%| 22 3.8% 9 1.5% 0 0.0% 0 0.0% 2 0.3% 0 0.0% 2 0.3% 583
Mammoth 284 | 97.3%| 1 0.3% 0 0.0% 5 1.7% 0 0.0% 0 0.0% 0 0.0% 2 0.7% 292
Maricopa CDP 325 | 47.5%| O 0.0% 0 0.0% | 117 | 17.1%| 16 2.3% 7 1.0% 38 5.6% 0 0.0% 684
Oracle 312 | 45.6%| 125 | 18.3%| 69 10.1%| 117 | 17.1%| 16 2.3% 7 1.0% 38 5.6% 0 0.0% 684
Queen Creek (Pinal Co Pg 5 50.0%| O 0.0% 0 0.0% 5 50.0%| O 0.0% 0 0.0% 0 0.0% 0 0.0% 10
San Manuel 910 | 97.0%| 14 1.5% 7 0.7% 7 0.7% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 938
Superior 716 | 96.4%| 18 2.4% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 5 0.7% 4 0.5% 743

25,779 59.9%| 6,248| 14.5%| 3,349| 7.8%| 2,494| 5.8%| 1,396| 3.2%| 1,684| 3.9%| 1,073| 2.5%| 1,047 2.4% 43,070

Source: Census 2000

Note: selected units do not include mobile homes, condominiums, or units ore$0 or more acr
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Salesand Sale®rice Trends

While values and priseicated relative affordability throughout most of PirialZD@dntyhe housing boom ofi2R006 led to higher prices in
both the resale and new construction sectors. Sales volume and sales prices both increased significantly during this period

A variety of sources provide current price informadiog, timelMultiple Listing Service and ASU Polytechnicdiealtyistae sources track
propertynformation by address, rather than by jurisdiction so that surrounding unincorporated areas fioflinencpdretethtzommunities

Still,housing markets are not defined by jurisdiction béyodadiesions have the capacity to address housing conditions within their boundaries, ye
housing conditions adjacent to amadisding their boundahiage an impact on the jurisdiction.

Acwording tdata available from the Multiple Listing Sgamiogimalye4,500 units listed for sal8eptember 2007. Of these units, approximately
10% were in unincorporated Pinal CBontyoth incorporated and unincorporated areas, overfdhe lstéd units were priced over $175,000.
New and higgrowth communities in and around Maricopa, Queen Creek and Apda Hunsitigrmore likely to be pricefildse000Low
volume and slowgrowth communities in and around Kearmyptilaan Manuel and Supeaihousingore likely teepriced under $175,000.
CentraCountycommunities of Coolidge andhlalbyhe majorityfofsale units priced under $100,000.

Both sales prices and sales volume are indicators of the housing
Median Resale & New Construction Sales Prices Pinal County 1st Qtr 2004 - 3 market.According to ASU Polytechnic Realty Studies
¢ The median sales price séleehomes was highest during
JdQuarter 2@%214,000andof new construction homes
was highest during 2nd Quartér@p4a9,916
e From 3 Quarter 2006 ttf QuarteR007:

$250,000

$200,0004

$150,0004 0 The mediasales price of resale homes declined
8.5% from $211,000 to $193,000.
$100,0004 0 The mediamew construction home sales price
$50,0001 declined 14.7% from $229,850 to $196,180
e Sales volume of resale homes was highe&uarger
& - 2005 and of new construction hontéQumaer 2006.

2004 2004 2004 2004 2005 2005 2005 2005 2006 2006 2006 2006 2007 2007 2007 e From 8Quarter 2006 to'Quarter 2007:

QriQr2Qr3Qr4 Qirl Qr2Qra Qir4 Qrl Qir2 Qir3 Qr4 Qtr 1 Qr2 Qtr 0 Resale sales volume declined 26.5% from 850 to 625
units.

o0 New constructi@ales volume declined &Arém
3,925 to 2,645 units.

OResale
B New Construct

Source: ASU Polytechnic Realty ¢
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TABLE21- UNITSBY PRICE RANGEBAMPLING CFOR SALHOUSING UNIBEPTEMBER 2007 BEOGRAPHIC AREA

$100,000 to $125,000 to $150,000 to $175,000 to $200,000 to $250,000 to $300,000 or
$99,999 or les $124,999 $149,999 $174,999 $199,999 $249,999 $299,999 more AllUnits
No. % No. % No. % No. % No. % No. % No. % No. %

Pinal County 28 5.9% 42 8.8% | 132 | 27.6%| 72 15.1%| 51 10.7%| 32 6.7% 37 7.7% 84 17.6% 478
Apache Junction (Pipait) 15 2.6% 14 2.4% 31 5.3% 48 8.2% | 135 | 23.1%| 168 | 28.7%| 42 7.2% | 132 | 22.6% 585
Arizona City 19 31.7%| 14 | 23.3%| 11 18.3%| 3 5.0% 8 13.2%| 1 1.7% 3 5.0% 1 1.7% 60
Casa Grande 59 7.2% 29 3.6% 76 9.3% | 106 | 13.0%| 119 | 14.6%| 181 | 22.2%| 80 9.8% | 165 | 20.2% 815
Coolidge 227 | 53.0%| 16 3.7% 37 8.6% 35 8.2% 46 10.7%| 27 6.3% 13 3.0% 27 6.3% 428
Eloy 107 | 53.5%| 23 11.5%| 12 6.0% 12 6.0% 4 2.0% 8 4.0% 8 4.0% 26 13.0% 200
Florence 19 6.5% 19 6.5% 37 12.7%| 42 14.4%| 46 15.8%| 70 24.1%| 30 10.3%| 28 9.6% 201
Kearny 0 0.0% 3 27.3%| 5 45.5%| 3 27.3%| O 0.0% 0 0.0% 0 0.0% 0 0.0% 11
Mammoth 1 100% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 1
Maricopa 2 0.2% 8 0.7% 39 3.4% | 121 | 10.7%| 249 | 22.0%| 292 | 25.8%| 204 | 18.0%| 218 | 19.2%| 1,133
Oracle 2 18.2%| 1 9.1% 1 9.1% 0 0.0% 1 9.1% 1 9.1% 0 0.0% 5 45.5% 11
Queen Creek (Pinal Co Par| 1 0.2% 4 0.7% 39 6.6% 85 14.3%| 139 | 23.4%| 161 | 27.2%| 104 | 17.5%| 60 10.1% 593
San Manuel 6 50.0%| 4 33.3%| 1 8.3% 1 8.3% 0 0.0% 0 0.0% 0 0.0% 0 0.0% 12
Superior 9 39.1%| 3 13.0%| 4 17.4%| 5 21.7%| O 0.0% 1 4.3% 1 4.3% 0 0.0% 23

Units in Samp| 495 | 10.46| 180 | 3.8% 425 | 9.0% 533 | 11.86| 798 | 17.20| 942 | 20.% | 522 | 11.36| 746 | 16.3% 4641

Note:
Units listed with MLS only; may includefamiye sitbuilt, manufactured, and coimiam type units
Units by address may not be located within jutisdictianes
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Resale Sales Volume Pinal County 3rd Qtr 2004 - 3rd

Resale Housing Sales Volume by Selected Jurisdiction 3rd Qtr 2004 - 3t
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200 - Apache  Arizona City Casa Grande Coolidge Eloy Florence  Maricopa Queen Creek San Manuel
T T T . Junction
3rd Qtr 2004 3rd Qtr 2005 3rd Qtr 2006 3rd Qtr 2007
. . ¢ Source: ASU Polytechnic Realty ¢
Source: ASU Polytechnic Really ¢ D3dQr2004 W3rd Qr2005 B3rdQu2006 ([3rd Qu 2001
New Construction Sales Volume Pinal County 3rd Qtr 2004 - 3rc New Construction Sales Volume by Selected Jurisdiction 3rd Qtr 2004 - 3r
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TABLE 22 MEDIAN RESALE ANDMEONSTRUCTION PEI@RD VOLUME BY PEEGFY ADDRESS BY SETED MARKET AREAIQUARTER 200
ResaleUnits New Construction Units New Home
Sales Price as
% of Units % of Units % of Resale
Total Unit Sold by Sold by Sales Price by
Sales Units Sold Jurisdiction Median Price Units Sold Jurisdiction Jurisdiction
Pinal County 4,500 720 16.0% 191,500 3,780 84.0% 223,000 116%
Apache Junction 285 165 57.9% 216,500 120 42.1% 271,635 125%
Casa Grande 710 150 21.1% 160,000 560 78.9% 215,990 135%
Coolidge 200 25 12.5% 101,000 175 87.5% 173,790 172%
Eloy 95 25 26.3% 106,000 70 73.7% 332,945 314%
Florence 305 15 4.9% 169,000 290 95.1% 199,085 118%
Maricopa 1,085 55 5.1% 220,000 1,030 94.9% 245,000 111%
Queen Creek 1,560 175 11.2% 210,000 1,385 88.8% 215,000 102%
San Manuel 35 25 71.4% 83,500 10 286% 90,750 109%
Source: Arizona State Univ@&sljgechnic Campus Realty Studies

New Housing Production

In the Phoenixea, Raltors estimate that aimb®ith supply of housing is currently aithbés supply directly impacts the Pinal County housing
market Contributing to the conoegarding supply, builders have continued to draw building permits and produce housing. Assuming that new ho
production is produced roughly at the rate of demand and new housing prices remain comparable to or lesg praresxibergpltbsisiok

may remain unsold for some time. There is generally a lag time of six to eight months between permit andfduuiigbrsohy sotestant

planned units and curtail production of permitted units, a drop in new residerdiliverisl beithge market may not be seen until late 2008 or

early 2009. It is difficult to predict how long it will take the market to absorb the current excess stockemdbshpphe witfalemand. Until

this balance occurs, housingspaiedikely to stagnatgpossibly tdecline further.
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New home builders are aggressively pursuing buyers for unsold and planned housing stock. Thissagwptssgesharesiiijavser sales
prices, whickre alsanfluenced by the size anditmtaf new housing units. Most new home builders however attempt to maintain te underlying va
of homes in the matikgbffering other incentives, such as free upgradesaads! thiftto not lowelirectly impact sales prices and thus. values

According to data available from the US Department of Housing and Urban Development State of the Cities Dat, &G temidthgre wer
permits issued by Pinal County from January 2007 through November 2007. This volume is down appr2d06atemiédohsa The County
reports that several developers drew permits for subdivisions prior to the implementation of new impact fees.

TABLE 23PERMITS ISSUED PINCARUNTY 206@007

2000 2001 2002 2003 2004 2005 2006 2007 (1)
Single Family 2,183 3,259 4,317 6,516 10,041 18,199 11,023 5,948
Multi Family 71 266 160 386 326 208 82 82
Total 2,254 3,525 4,477 6,903 10,367 18,407 11,023 6,030

Source: US Department of Housing and Urban Development State of the Cities Data System
(1) througNovember 2007

Cost Burdened Owners

According 2006 American Community Survey datagid® Census Bureaearlytwethirdg65.7%pf owneoccupied uniits Pinal Counlyave
mortgages. Of these househsikisf tepay more than 30% of income towards that mortgage, including insurandéispertaxeage of

household income towards housindscespgected, given mortgage qualifying ratios that range from 28% to as much as 40% of gross income for
housing ais. Stillthe rate of cost burdened households with mortgages increased 58.9% since 2000.

Less expectésl the percentage of owbeth with angithoumortgages that graying more th&6%of their income towards housing ddstse
households are considered severely cost buFdenmed000 to 2006, severely cost burdened households with a mortgage increased 80% and those
without a mortgage increased 187%.
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TABLE 24TRENDS IN MORTGAGRBJS AND OWNER CBYSRDEN PINAIOTONTY 199®006
1990 2000 1990 2000 % 2006 2000Gi 2006 %
Change Change
No. % No. % No. %
Owners 15,790 27,586 81,036
Cost burdened (>30%) 3,155 20.0% 5,912 77.0% 27,950 34.%%
Severely cost burdened (>50%) n/a n/a 1,769 23.0% 10,237 12.606
Owners with a mortgage 9,298 58.9% 18,119 65.7% 11.5% 54,716 67.5% 2.7%
Cost burdened with a mortgage 24.9% 36.7% 47.4% 60.3% 64.3%
Cost burdened (>30%) 2,311 24.9% 5,104 28.2% 13.3% 24,487 44.8% 58.9%
Severely cost burdened (> 50%) n/a n/a 1,552 8.6% 8,505 15.5% 80.2%
Owners without a mortgage 6,492 41.1% 9,467 34.3% (16.5%) 26,320 32.5% (5.2%)
Cost Burdened without a mortgage 13.0% 10.8% 19.7% 82.4%
Cost burdened (>30%) 844 13.0% 808 8.5% (34.6%) 3,463 13.2% 55.3%
Severely cost burdened (> 50%) n/a n/a 217 2.3% 1,732 6.6% 187%
Sources: 1990 US Census, Census 2000, 2006 American Community Survey, US Census Bureau
Note: severe cost burden not calculated for 1990 US Census

National Economic Indicators

At the national level, a variety of economic indicators are used to explain the housing market, these indicators include:

e Pending home saldis data is produced monthly by the National Association of Realtors (NAR) and reflects the volume of homes on the m:
that are currently pending sale, which means a sales contract has been signed but the transactibadadly nbisckbsischlso available
from a member of the Multiple Listing Service.

o New home sale3his data is produced monthly by the US Census Bureau and provides infoegiatialevelth&he data is derived from a
survey of homebuilders, who are aslegaitbthe construction and sales status, including prices, of homes for which they have taken out a builc
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per mit. The data is useful but highly err at ioms, saiftheicalatiorerpt® r t s o n
is high, the indicator might still reflect stronéreedex.trends indicate that new home sales dropped 25% from 200&eta@d8éales for

the *¥three quarters are down #8% the same period in 2006. The ma&tketl i@oup has lagged the rest of the West, with a peak occurring

in 2006 Consequentlyew home sales in Pinal can be expected to drop a similar amount for 2007.

House Price IndeXhis index is produced by the Office of FederglEthdeipnise Oveisi. Tis price index measures resales of the same

houses and produces information at the metropolitan area and state levels, providing a more detailed viewtofthe detasatgpmark

includes refinancing of the sameTin@tmeasurementlodege n t he price of the same housing unit
or less expensi units being produced. The exatdxds nonrconforming loans (those that exceed Fannie Mae & Freddie Mac limits) so may be
less reliable in asaaith very high housing priEes. Arizona, the HPI declined nearly 1%¢fyaart2r 2007 t&' Guarter 2007.

Vacancy RateJhis data is produced quarterly by the US Census Bureau down to the regional level. The data is deriveédrfeath the monthly
Population Survey and released about a month after the quarter ends. The data is reported separately fol amthesshjravideesatiane

useful information regarding overbuiditige regional level, rental vacancy rates havel nextadively stable for several decades, generally
ranging from 5% to 8%. Homeownership vacancy rates are however at their highest since the mid 1980s, a&2e5%ffa0@7e third q

Housing StartsThis data is produced monthly by the USEigrausand reflects the number of housing units under construction for which
building permits have been issued. The data is broken down regionally and by the number of units in a ojectisdfoeimtoant
demonstrates the suggdlleof the housing market, slmalvs the difference between the-fsimghe and mdidimily marketsn the west,

housing starts declined 32% from 2005 to 2006.

TheConsumer Price Ind€®RI) is the most widely used measure of inflation, and inflation directly impacts interest rates. The €PI includes pric
major groups of consumer expenditures: food and beverages, housing, apparel, transportation, medical cammaedreation, educat
communications, and other goods and services. Some data is available at the local level but the most dé¢aikgiaralyisadaila

nationally. The index represents changes in purchase prices paid by employed urban housealnetds indddimbaPhoenix. A survey of

50,000 landlords measures rents, which are included in the housing index.

Mortgage Applicatiorihis data is produced weekly by the Mortgage Bankers Association and reported on the national level.itlt is useful bec:
provides u-date information on the overall state of the housing market. The information is based on a suankersf, cwTigeyeial
banks, and thrift institutions. The survey shows the mix betareadjustabtate mortgages.

Interest RatesBorrowers often watch the prime rate or the federal funds rate and expect to see a charigecistatestig@ge prime rate
and federal funds rateck each other clossly fiortterm mortgages or those withighortadjustable rates, such as one year, will also track the
prime and federal funds rates. But mortgage lenders do not generedly shmlditorthrates when settomgterm and fixedtemortgage
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rates.
consideration a broad range of ntheators.

Median Income and Affordability

At its simplest, housing affordability is measured by the relationship b

income and co#it. 2000, most arezsPinal Countyere affordable to
households earning the local median income.

From 2000 006, the income needed to purchase the median priced
unit in Pinal County increased 150% while thénoeaianncreased an
estimated 22. The result is that housing affordalftiial Coundeclined
106% during the first part of theelecad

Income Required to Purchase Median Priced Unit by P
Address & County Median Income 2006
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Sources: ASU Realty Studies, 2006 American Commur

Instead, they look to economic growth and inflation indicators, such as theyg@ld teratheyl Constant Maturity, which takes into

Relationship Between Median Income and Income Required to F
by Geographic Area 2000
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Source: Census 2!

|E| Median Income Income Requir{

The percentage of median income required to purchase a median
priced unit is another way to look at affordability. In 2006, households
earning the County median income or less could afford to purchase a
property with a Coolidge, Eloy, Kearnpothaon San Manuel
addresgproperties may be located within jurisdiction boundaries or
adjacent to a jurisdictioNearly double t@euntynedian income

was required to purchag@operty with an addreggarche

Junction, Maricopa, and Queen Q@reigk triple tl@ountymedian

income was required to purchase in the Oracle area.
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TABLE 25HOMEOWNERSHIP AFFRBRDITY BY JURISDIONS 2000

TABLE 26 HOMEOWNERSHIP AFFRBRDITY BY PROPERADDRESS

2006
Median Affordable to Estimated Affordable to
Income County Households at Median Households at
Required Income(1) or above% of Income County or aboveX of
Value (1) (2) localmedian Price Required1) Income(2) Countymedian
Pinal County $76,300 | $27,250 $ 35,856 76% Pinal County $191,500 (3)] $68,393 $ 43,637 157%
Apache Junction $ 74,300 | $ 26,536 $ 35,856 74% Apache Junctior  § 216,500 (3)| $ 77,321 $ 43,637 177%
Arizona City $80,500 $28,750 $ 35,856 80% Arizona City $145,000 (3) $51.786 $43,637 119%
Casa Grande $ 79,900 $ 28,536 $ 35,856 80% Casa Grande $ 160,000 (3) $ 57,143 $ 43,637 131%
Coolidge $55,400 | $19,786 $ 35,856 55% Coolidge $101,000 (3)| $36,071 $ 43,637 83%
Eloy $48,400 | $17,286 $ 35,856 48% Eloy $106,000 (3)] $37,857 $ 43,637 87%
Florence $71,600 | $25571 $ 35,856 71% Florence $169,000 (3)| $ 60,357 $ 43,637 138%
Kearny $56,600 | $20,214 $ 35,856 56% Kearny $ 96,000 (4)| $34,286 $ 43,637 79%
Mammoth $46,100 | $ 16,464 $ 35,856 46% Mammoth $ 72,000 (4)| $25,714 $ 43,637 59%
Maricopa $ 75,500 $ 26,964 $ 35,856 75% Maricopa $ 220,000 (3) $ 78,571 $ 43,637 180%
Oracle $95,600 $34,143 $ 35,856 95% Oracle $370,350 (4)| $132,368 $ 43,637 303%
Queen Creek $ 94,000 $ 33,571 $ 35,856 94% Queen Creek $ 210,000 (3) $ 75,000 $ 43,637 172%
San Manuel $62,100 $22,179 $ 35,856 62% San Manuel $90,750 (4) $32,411 $ 43,637 74%
Superior $ 45,400 $ 16,214 $ 35,856 45% Superior $ 128,000 (4) $ 45,714 $ 43,637 105%

(1) Census 2000
(2) 2.8 x income

(D 2.8x income

(2)2006 American Community Survey US Census Bureau

(3)Arizona State University Polytechnic Campus Realtyn8tudessMaricopa County
(4)Trulia.com price data R@®6: properagddressed may not be inside jurisdiction boundaries
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HomePurchaseAffordability Analysis

The following home purchase affordability analysis assumegat&%dixéor a-$@ar period. As the buyer is making a minimal (3%) down
payment and finamg the closing costs, the estimated mortgage amount is close to the total price of the housing unit beinglpgsishased. The an
assumes that a buyer is qualifying based on loan requirements that allow either 28% or 33% of gross houséhglcoistso muedfdrlPoof

gross household income for all debt combined. The greaberugiagidebt carried by a household the greater the income required to purchase a
home. For example, a household purchasing the median priced resale ublimbiattinig 8@Bt and qualifying based on a 28% ratio of income to
housing costs would need $67,971 in income. A household purchasing the same unit with a 33% ratio of inoomddmbedsiig,006ts

less in income but would also need to hatred$8b less in debt.

In Pinal County in 2006, a household needed at least $57,673 in gross income to quakpyitedtihesaledi@using unit and at least $64,036 in
gross income to qualify for the madiéaa new construction unit.

TABLE27- HOME PURCHASE AFFABIDITY 2008PINAL COUNTY
Median Priced Resale Unit Median Priced New Housing Unit
Income to Housing Cost Rafio 28% 33% 28% 33%
Unit Price $191,500 $191,500 $212,650 $212,650
+ Closing Costs (2%) $3,830 $3,830 $4,253 $4,253
- Down Payment (3%) $5,745 $5,745 $6,380 $6,380
Estimated Mortgage Amount $189,585 $189,585 $210,524 $210,524
Estimated Monthly Payment at 7% for 30 years, including princ $1,586 $1,586 $1,761 $1,761
interest, taxes, insurance, PMI
Approx. Annual Income Needed to Purchase $67,971 $57,673 $75,471 $64,036
Approximate Hourly wage needetihffjll $33 $28 $36 $31
Max other monthly debt (41% total debt ratio) $736 $384 $818 $427
Source: ASU Polytechnic Realty Studies, Author
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Financing Types and Interest Rates

Much attention is given to the supply side of the housing mark@&uecpugopdy is ngenerated without demand irrecent years the demand

side of the equation has greatly influenced the overalewdrdetebuyers and investors flocked to the County to take advantage of more affordable
housing Factors st aseconomic expansion in Maricopa and Pima @aodritiesresulting population grandhiberal financing all contributed to

the housing boom

All loans carry a mix of risks associated with the buyer and the market. Buyer risk is associated with caphefityedvaschutfiigjent income
to make payments over the period of the loan. Market risk is associated with colkteeadletvhezthanasufficient value to support the amount of
funds borrowed against the housing unit. Combined, these risk c:

During the housing boom, when housing prices increased rapidly, buyer dislerydibtedtpuyers were given loans despite little or no down
payment, no documentation of adequate income, and poor credit. Many buyers used exotic and hybrid finaiatilegrate lndingaapjsito

gualify for housing that would hiaeenide been beyond their financial reach. At the same time, existing homeowners used similar financing prodt
cash out the increased home equity that resulted from increased housing values.

The most common types of real estatggl@ars|lyeferred to as mortgaga® fixedate, adjustable rate, intevabt, 80/20, and minimum
payment/negative amortization.

e Fixedrateloans havan interest ratnd paymettat stays the same for the term of theusaally 1,5200r 30 yearsinterest rates are often
higher with fixedte loans than with other loans, so buyers may not qualify for as large of a mortgage as with other typ&softgan products.
term amortization perigsisalljhave lower interest rates than longgretéoials but have higher paynasritseey are amortized over less time
The shorter the term of the loan the more quickly principal is paid off and the less interest paid overFEoe ¢ifamipliee to@amonthly
payment on a $165,00% 30year fixedate loan would be $B®n a7%,20year fixedate loan would beZFQ and on a 7%;\iéar fixed
rate loan would be4BR

Fixedrate loans are attractive to buyers who want predictable payments and plan to own their homgedos.fildhnesarame the least risky
types of loans because buyers must qualify for the full payment at the time of purchase. The greatest dekfated thighaiorevadue
and with uncontrolldfamilysituations such as job loss or mbdisthlat impact ability to.pay

o Adjustableateloandike fixedate loans are usually for 15, 20 or 30 years. Unidte fo@as, adjustatdée loansarryan initial interest rate
for a period of tifmesually from 1 year to 10sjeand hereafter adjuystsually annually but sometimes more frequently, based on an indexed
rate. The indexed rate is often the yield on a Treasury note. The interest rate and therefore monthly tppenmperhacicbimger @sthin the
limits set by thean. Separate limits are usually set for annual adjustments and for the life of the loan. A-tatgpeimodal$iaiy
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equates to a higher initial interest rate. For examplaihbathly payment on a $165,§@arlARM would $896 on a 3/ear ARM would
be $788, and on aykar ARM would 98

This type of loan is attractive to buttetessithan perfect créuiyers who expect to edat more in a few years, langers who do not
expect to own the property fgetdhan the initial rate pefldek low introductory interest rates associabgijusitible rate mortgaajésy

for higher purchase prices at low&lr imonthly payment amdubts/ers can afford to purchase because they are qualifieddatdtoeyint
rate. When used by buyerthwass than perfect credit, adjustable rate matgaiften sold@ash r i d g thebuykiis taleh that if they make
all their payments on timeimpdove thetrediduring the initial period, thghthien qualify farfixeerate loan at a better interest rite

idea is that this will happen before the interest rate resets, and the new mortgage payment is no longer affordable.

The greatest riskre that buyer income will not increase to cover increased mortgageatitgjllmayémprovie the point that affordable
refinancing is possible, and that property values will remain stable or increase sufficiently to allowhéotimediodticingpte reJdte

greatest risk with skertn investors or buyers is that the unit will not retain or increase in value, or they will otherwise beeuth@ble to sell befo
initial rate adjusts.

Freddie Mac conducts a Primary Movigdget Surveya nd t he 2006 survey states that fAsince 1
ARM share dat a, the ARM share has fluctuated bet Watsamesarmey annul [
statesthdiover the | ast sever al year sr,ataentn upad rl iyo da dg fu smd rneg tARRaVis owmi & hy
have grown in popularity. Within that product type, ARMs with an iaitiakfixed er i od of/ fo vARMearbBavéanbeana
choice of consumers. In 2006fwdo v e A RMs w éneereadoh that the/ploopartidnsof ARMs changes over time is the relationship
between shetgrm and longtarm interest rates in the overall markejredtes the difference betweentehorrates and letggm rates the

more attractive adjustable rate mortgages.

¢ Interesbnlyloans are tho&e whiclmone of the payments go toward retiring prusiadlly for a fixed peramging from 3 yearsl0 years.
Thereaftethe loan begiasnotizing with payments going toward both principal and irierkestger the intex@dy period, the shorter the
amortization period and the larger the payment when thalinferaet ends. Inteosdy loans may have fixed rates or adjustable rates.

Interest onlpans are attractivébtorowers wiim not plan to stay in their home longer than theimygpesiod expect to earn a lot more in

a few years amchowant to maximize traount of house they purchase now. They are also attractive to borrowers who are confident they can
invest and therefore earn money on the difference between-tindyipteyssint and an amortizing payrhese loans carry the same risks

as adjusiblerate mortgages.
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e 80/20doanssplit 80% to a first mortgage and 20% to a second, ralboigengethe borroveer i nance 100% ofavdidhe homeoés
standard down payment and private mortgage insurance requirements. The firsbetsréggperiodand be fixedhte or adjustabiate.
The second mortgage is usually a home equity loan or line of credit with an adjustable interest rate.

80/20 loans are typically taken by buyers with strong credit but limited funds to comynitetot.a Togvgreatest risk with 80/20 loans is
collateral risk as 100% of the unit value is borrowed. A decline in the value of the housing unit puts théveeqoitseposiioreg A
negativequity position combined with an upward adjustheesecond mortgage results in payments that may be too high on a unit that is not
worth what is owed.

¢ Minimum payment or negative amortizatisrare fustableateloanghat also add the flexibility of several possible payment options each
morth. Payment options generally include minimum paymeatlynoeriesty amortized. With the minimum payment option, the borrower pays a
specified amount which may not fully cover the monthly intétbst chilimum payment does not covemtindy interest due, the interest is
deferred and addedhte amount of the lodmllyamortized payment optimsallyncludesither a Xgear oB0year amortizatipaeriod The
higher each monthly payment, the faster the loan is paid off.

Minmum payment or negative amortikatitsnare attractive to buyers who plan to own the property for a short period of time and want or need
flexibility in making payments. Low introductory interest rates allow for higher purchaset@icemn#iliopeyriment amouiitse risks

associated with minimum payment loans are the same as for athtaljostadleln addition, if the minimum payment is selected frequently,
particularly in the early years of the loan, the increasing loaeratinoeimeans the collateral risk increases.

The Subprime Market

Loans of any type may be considered prime or subprime. Generally, subprime mortgages are for borrowerslerb2€re@iesitosesras

range from about 30@bout 900, withshoonsumer scoieshe 600s and 700s. Someone who is habitually late in paying bills, and especially
someone who falls behind on debts by 90 days or more, will suffer from a plummetidglikegitismreortgages where rates and other terms

amd conditions doné6ét vary much from | ender tooditibne. nThesa widelg diffilrpags i me mo r
and conditions are the result of how the lender comanteahisloriginates the .loan

Generally,ubprime loans have higher rates than equivalent prime loans. How much higher depends ripomnladyatiarh inades such

factors as credit score, down payment amount, and the types of credit issues the buyer has had inlipemeckrarnzaste Bwre likely to have
prepayment penalties and balloon payRespayment penalties are assessed against the borrower for paying off the loan early; balloon payments
require the borrower to pay off the entire lump sum owed attangpecified
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Subprime lenders are often considered predatory lehteirsputant to note that not all meblenders are predatofpe subprime market has

played and will continue to play an important role in helping houktsthdspetiiect credit to purchase housing. Subprime borrowers however

are often preyed upon by predatmtgrk. Typical tactics of predatory lendersoincagbous feesdaskyhigh interest rates, and pressiiéng

homeowner to refinance thiegage frequently, each time charging high fees and closing costs that are rolled into a new higher mortgage amount
Predatory lenders also tend to issue loans regardless of the borrower's ability to repay.

Delinguency and Foreclosure

Most experts predihat Arizona will be one of the top states for foreclosures. In making,texppredacteotwo market conditions: 1) a higher
proportion of subprime and ARM loans in recewhjygaesjuates to foreclosure vulnerability when irstiahtetereset, a@jia significant

imbalance of supply and demand that is making it difficult to sell properties at prices sufficient to covagesibtangingcerdrigpmebuyers

are faced witleclining property values, inadequate incamaitghpr housing cassociated with interest rate remadsfewer borrowing options

as lenders tighten underwriting standards. These buyers are in a negative iethéty gpesititore than their property is \@odhherefore

c anot eoredl ata prioecsufficient to cover what théyrewew of foreclosures listed on foreclosures.com reveals that of 405 housing units
that will be auctioned in Pinal County from January through March 2008, 127 or 31.5% have negative equity.

A June 202007 ACORN publication enititbenk Insecurity: Foreclosures in Phoenix, Mesa, Glendale, & Tucson Neigitaigsoidd

subprime lending activity is particularly high in central city neighborhoods and outlying newer develdpwestoraetisityhdipping, and
aggressive lending activities occurred over the past several years. In Maricopa County, the highest rates arefsdhbtsare anghe

outskirts of the Phoenix metropolitan area. The outlying higlagenetbrer of the primary foreclosure concerns going forward and Pinal County
falls in this category.

Pi nal Countyds dAdrive wuntil you qualifyo housi mdghousiagnakdbthenak es it
second quarter of 200@,fbreclosure rate in Maricopa GeanBy44%andthis equates to nearly 80,000 foreclosed units. This volume of
foreclosures has added to an aisémding housing market and lower housingHmicsesholds that may havelmsed in Pinal County when

prices in Maricopa County were higher mégsieotoaheir employment. fémithose current Pinal County owners whose units are foreclosed, the
option of possibly renting a home closer to employment rmi@nbimcaifie to move. In short, wihddousing market in metropolitan Phoenix

fueled the growth of adjacent areas of Pinal County, so too could it fuel the decline of the same markets.

According to data available at foreclosures.com, from January 2006 through September Z@07|y5pBbgesitiegavere foreclosed or in pre
foreclosure in Pinal County. Over two thirds (69% or 4,047) were recorded from January thrdigh Septennes 2@ cludes filings by

lenders to initiate the foreclosure process and single family properties owned by lenders from foreclosudsanmdtidsad® bolieonbalf

of preforeclosures do not end up as actual forecloswss lbecawers are able to workout the existing loan with the lender, refinance, or sell the
home.
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As of September 2007, 6.99% of Pinal Countgraihgleusing units were Hiopeelosure and an additional 2.55% were already foreclosed. This
equaes to 9.54% of the housing stockfior@csure or foreclosure as of September 2007. Thiefatectdsure aridreclosure is second only
to Mohave County (10.37%) and is 2.5 times higher than most other Arizona counties.

Although foreclogsoccur among all types of mortgages, including p#ate fixedgages, the delinquency and foreclosure rates are higher among
subprime and adjustable rate loans, and highest among subprime ARMs.

Accordingo t he Mortgage Banker s Association second quartaeforal 007 sur \
loans (6.42% v. 1.27%), and the rate of delinquency was three times that of all loans (11.24% v. 3raB%ARMEHI®e duybfar the greatest

concern, prime mortgages with adjustable ratemareasing concermb@@ime mortgages and ARMs remain the predominant share of loans going
into foreclosure.

The primary concern in Rioaintys the volume of guine and

adjustable rate mortgggssued during the 20@006nhousing US Mortgages in Foreclosure by Loan Type - 2nd Q
boom, when these types of wanscommon.
Source: Mortgage Bankeociation
Historical conventional home purchase and refinancing data 20
through the Home Mortgage Disclosure Act (HMDA) shows f{ 11%
duringhe five year period from 2000 to 2004: SUbP”me AR
o Nationwide 11.7% of were originated by subprime le Prime FIX 36%
e In Arizona 12.1% of loans were originated by subprir 16%
lenders; and
¢ In Pinal County 15.8% of loans were originated by s
lenders. Prime ARI \
. . . . 17% Subprime Fix
e The rate of subprireding in Pinal County was greate 18%
for refinancing loans (17.9%);
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TABLE 28 CONVENTIONAL HOMIRBHASE AND REFINANELOANS BY SUBPRINERNDERB8Y PROPERTY ADDRES803 204

Jurisdiction Home By Subprime Lenders| Refinance| By Subprime Lenders Total By Subprime Lenders
Purchase Loans Loans
Loans
No. % No. % No. %
Pinal County 24,896 3,508 14.1% 20,993 3,759 17.9% 45,889 7,267 15.8%
Apache Junction 4,181 794 19.0% 4,420 885 20.0% 8,601 1,679 19.5%
Arizona City 605 89 14.7% 404 72 17.8% 1,009 161 16.0%
Casa Grande 3,017 378 12.5% 2,939 588 20.0% 5,955 966 16.2%
Coolidge 320 92 28.7% 555 239 43.0% 875 331 37.8%
Eloy 352 58 16.5% 535 163 30.5% 887 221 24.9%
Florence 739 97 13.1% 779 196 25.1% 1,518 293 19.3%
Kearny 51 10 19.6% 126 37 29.4% 177 47 26.5%
Oracle 750 32 4.3% 1,191 137 11.5% 1,941 169 8.7%
Queen Creek (*) 6,987 600 8.6% 4,463 453 10.2% 11,450 1,053 9.2%
San Manuel 145 29 20.0% 317 98 30.9% 462 127 27.5%
Superior 108 18 16.7% 187 66 35.3% 295 84 28.5%

Source: Home Mortg&gsclosure Act

* includes Maricopa County
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According to a November 13, 2007 report by the Center for Responsible LSutipdneatBigitdoy88,899 housing units financed with subprime
loans in 2005 and 2006 will be foreclosed in Aiziese, an estimated 3,280 or 8.4% will be in Pinal County.

In October 2007 the Joint Economic Corfdiftiesued a report and recommendations €httiedbprime Lending Crisis: The Economic Impact

on Wealth, Property Values anB&wwnues, and How We Got Hére JEC report estimated that 2,630 units financed with subprime lending during
2005 and 2006 would be foreclosed in Pinal County and that an additional 18,795 units would lose value astanmatadtth@iheatfEthe

foreclosed and neighboring units would lose $3,183 in value for a total loss of property value from 2005 and29€S cUbGIIB2EMS 1.

This report relies on an earlier study undertaken if[CHmmagergluck and G. Smith (Z0@6External Costs of Foreclosure: The Impact of
SingleFamily Mortgage Foreclosures on PropertytiWatdesnd that for each foreclosed unit, a 0.9% drop in property values occurred for each
housing unit within 1/8 mile.

Applying a 10% foreclosate for subprime loans to the 7,267 loans made by subprimaéHendéncorporated atetsveen 2000 and 2004, an
estimated 725 additional subprime loans made between 2000 and 2004 will be foreclosed. Adding this numtier testimtese(A@5 561 0
units) brings the total potential loan foreclosure volume frohoaubpeir85

In terms of spending and salesasearch published by the National Center for Real Estate Research estimates that for every dollar of property ve
lost, annual spending is reduced by 6 Taetefore, a loss$9b6.4Million in property value could produce a reduction in annual sp&hding of $
Millionwhich would mean ab&n,®0in annual sales tax revenuatassales tax rateldd%o.

TABLE29- ESTIMATED IMPACTSMBPRIME FORECLOSSRE

Est. Subprime Est. Subprime Total Est. Subprime Est. Neighboring Est.Per Unitoss in Total Est. Loss in Total Est. Loss in
Foreclosures 200D Foreclosures 2005 Foreclosures 200D Units Impacted3) Property Valuper Property Value Property Tax Revenu
2004(1) 2006(2) 2006 Unit (4 (5)
1,240 2,955 4,195 29,980 $3,183 $95,426,340 $9,542,634

(1) Foreclosure rate of 10% applied by author.

(2) Average of estimated foreclosures by the Center for Responsible Lending made in Nd¥ebpend S2dFeport and October 2007 Joint Economic Committee of the US Congre
The Subprime Crisis: The Economic Impact on Wealthy&lugzeatyd Tax Revenues, and How We Got Here.

(3) D. Immergluck and G. Smith (EA8@&xternal Costs of Foreclosure: The ImpactafrSiydibortgage Foreclosures on Property Values

(4) October 2007 Joint Economic Committee of the US CongreesStgparime Crisis: The Economic Impact on Wealth, Property Values and Tax Revenues, and How We Got Here
(5)Property tax ratel@®s applied by author.
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Rental Affordability

Difficulty affording housing isywadkhowledged asaanmon housing problem in the Sidted. The industry standard for measuring rental
affordability is that a household should pay not more than 30% of their income towards tptatholisingtiditie®histandard measure of
rental affdabilitydoes not measure choice or negdssityply measusrhe proportion of households paying more than 30% of their income for
housing costs. It is important to note however, that rental affordability should also take into consiterfaorthectedrearlier in this
assessment as well as housimigeshthat renters might nsaké as living ineserowded conditiotistressed neighborhsampoor quality

housing, ambmetimefar from employment. Households that make thesearahovery well have affordability issues that are not measured
because thedustry standaddes not measure these choices.

Trends in Monthly Rent

Rents change for any number of reasons, including supply and defoahdtfattonseownership anthlrbdousing as well as housing quality and
variety Changes in housing quality may be reflected in changing rents. Higher rents may mean that newer stock thés meearastdekl, and
commands a higher rent than older stock, that may hawerigigsrax have deferred maintenance and other housing quality issues. Conversely,
lower rents may mean that the rental stock is aging and therefore

commanding a lower rent.

Trends in Rent by Selected Jurisdition 1990 -

According to the US Census Bureau, the median rent in Pi
County increaseflo8 from 1990 to 2000. Rent increases wg ¢750

highest in Coolidge (39%) and Mammo}larjdigwest in $600

Superior (7%). $450 7
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Trends irRental Affordabilit$990- 2000

From 1990 to 2000, rental affordability increased iRinadsEadnty, with an overall increase in affordability of 14%. Rental affordability remained
relatively stable during this period in Casa Grande but dd€eeasgdhNtammoth and Oracle.

TABLE 36 TRENDS IN MONTHLYOSR RENT AND INCCRERQUIRED TO AFFORMEMEDIAN REBY JURISDICTION
1990 TO 2000
1990 2000
Median Monthly| Annual Gross | Affordable to HH Median Monthly| Annual Gross | Affordable to HH
Gross Rentin $| Income Needed| at orabove% of | Gross Rentin $| Income Needed| at orabove%
median median

Pinal County $ 376 $ 15,040 71% $ 509 $ 20,360 57%
Apache Junction $ 400 $ 16,000 81% $ 538 $ 21,520 64%
Arizona City $ 503 $ 20,120 79% $ 588 $ 23,520 63%
CasaGrande $ 402 $ 16,080 62% $ 541 $ 21,640 60%
Coolidge $ 340 $ 13,600 78% $ 474 $ 18,960 65%

Eloy $ 298 $11,920 66% $ 396 $ 15,840 60%
Florence $ 343 $ 13,720 66% $ 461 $ 18,440 51%
Kearny $ 450 $ 18,000 57% $ 618 $ 24,720 62%
Mammoth $ 311 $ 12,440 50% $ 459 $ 18,360 61%
Maricop#l) $ - $ - n/a $ 349 $ 13,960 36%
Oracle $ 382 $ 15,280 55% $ 475 $ 19,000 62%
Queen CredH) $ - $ - n/a $ 475 $ 19,000 52%

San Manuel $ 454 $ 18,160 62% $ 556 $ 22,240 56%
Superior $ 314 $ 12,560 78% $ 336 $ 13,440 50%
Sourcesl990 US CensuZensus 2000

(1) 1990 US Census data not available for Maricopa or Queen Creek
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Rental Affordability Analyg®nal County 2006

Rental affordability at its simplest measures the relationship between inc&ven avithreawer increases in rents relative to overall increases in
housing cosgntal affordability in Pinal County declined an estimatexkA%08Ehand 2008ccording to 2006 American Community Survey data
from the US Census Bureau, rent in Pinal County iné&tetrised W00 to 2006 angthportion of households that were renters declided 4%.
demand for homeownership housinggWasdnd for rental housing ldvigiproportionate reduction in renters likely contributed to the lower rent
increases relative to overall housing prices.

TABLE 31 TRENDS IN RENTAL @RDABILITPINAL COUNT32000 TO 2006

2000 2006

Median Gross Rent $ 509 $ 662
Approximate Monthly Income Needed $ 1,967 $ 2,207
Approximate Annual Income Needed $ 20,360 $ 26,480
Approximate Hourly wage needetinfg)ll $9.79 $12.73

I I
Change in Annual Income Needed to Afford Median Gross Rent $6,120
Change in Hourly Wage Needed to Afford Median Gross Rent $3.04
% Change in Income Needed to Afford Median Gross Rent 30%
% Change in Median Income 22%

Cost Burdened Renters Imcome Level

Cost burdeis defined as paying more than 30% of gross household income towards rent and utilities. For the past seweodlialecddes, the p
cost burdened renters has remained relatively stable, ranging from 37.2% in 2000@0 #8stétidally, the loimestime renters have been the

most likely to be cost burdened. However, based on the 2006 American Community Survey by the th8 GeasisBsirbawlen is

decreasing for households with annual incomes H#EOvasdOncreasing for renters with annual incomes between $10,000 and $49,999. This
change may be the direct result of fewer householdsw$th6,06annual income range as well as the availability of subsidized rental units and
monthly rental &staince targeted to this income category.
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TABLE 32TRENDS IN PERCENTAFERENTERS COST BERED BY INCOME LEVHNAL COUNTY 199006
1990 (1) 2000 (2) 1990i 2000 % 2006 (3) 2000i 2006 %
Change Change

Less than $10,000 84.1% 85.4% 1.3% 62.1% (23.3%
$10,000 to $19,999 50.8% 44.9% (6.0%) 69.5% 24.66
$20,000 to $34,999 8.6% 25.4% 16.8% 47.8%6 22.%
$35,000 to $49,999 1.5% 4.8% 3.3% 22.66 17.8%
$75,000 or more 0.0% 1.3% 1.3% 1.3% 0.0%
Total ost burdened renters 43.7% 37.2% (6.5%) 39.%% 1.9%
(1) 1990 US Census
(2) Census 2000
(3) 2006 American Community Survey, US Census Bureau

Assistance to Low Income Renters

The Pinal County Housing Authority currently assists 584
households and an additional 1,000 are on the waiting lig
Section 8ssistance. The waiting list is not open to new

applicants as the wait for assistance is approximately thr
years. In addition, the Housing Authority owns and oper;
rental units.

Trends in Renter Cost Burden by Income Category Pinal County 19¢
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Estimated Rental Units Needed by Income Category

As bottpopulation and income levels grow, the proportion of
households earning less than $15,000/year will decline. Howg
with proportionately fewer households irothis ¢ategory, deman
continuesThe following table craference€ensus 200Acome
categories wi@ensus 200@ntal units affordable to each. While
there were sufficient estimated units toveiedtiemand in 2000,
an additional 165 rental units renting for $37&/nessticiuding
utilities were needed to meet the damamg) households in this
income category

Using trends in population, tenure and income from 1990 to 2(
slow growth household estimates, 20,418 additional resitedeini

Cumulative Housing Unit Need by Income Category Pinal Coul

14,000+
12,000+
10,000+
8,000+
6,000+
4,000+
2,000+
0

Upto $14,999 Upto $24,999 Upto $34,999 Up to $49,999 $50,000 or more

Cumulative Renter Househetds— Estimated Cumulative Affordable Renn{

needed between 2000 and 28mGdditional 8,047 rental units wim

beneeded between 2010 and 2020 talemeenhdreated by a growing population

TABLE33- ESTIMATERENTAL UNITS NEECEEDINCOME CATEGQRY0 ANR0205 PINAL COUNTY
2000 2010 2020
2000 2010 2010 2020
Income Monthly Rent Estimated Estimated Estimated Estimated
Rental Additional Rental Additional
Estimated Estimated| Estimated Units Rental Units| Estimated|  Units Rental Units
Renters Units Renters Needed Needed Renters Needed Needed
Up to $14,999 Up to $375 3,852 3,687 7,663 8,123 4,436 9,116 9,663 1,540
Up to $24,999 Up to $625 2,408 5,702 5,440 5,767 65 6,633 7,031 1,264
Up to $34,999 Up to $875 1,890 2,335 4,550 4,823 2,488 5,609 5,945 1,122
Up to $49,999 Up to $1,250 1,982 702 6,988 7,407 6,705 9,068 9,612 2,205
$50,000 or more $1,25@r more 2,150 219 6,551 6,944 6,725 8,357 8,859 1,915
Total 12,282 12,645 31,192 33,063 20,418 38,783 41,110 8,047
Notes Estrental units needed includes 6% vacan&statenters based on 12000 average renter households as proportion of estimated population based on slow growth sce
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Investors and Flippers

Real estate investmeaitiallglrove the demand and resulting price inéreas2600 006 Effective July 1, 2@ate law (A.R.S 81301 and

8331902pwners of residential rentakeptyppre required to provide canfaect mat i on t o

Assessorbés dat a:

¢ The investment traadignificaim Pinal CountyAcomparison
of registered sing#amily rental properties to permits issued
indicates that 27.3% of the new housing stock [henmiedo
to 2006vas purchased mvestment propektyth 2003 and
2004 representing peak yegingsdoes not include property

purchased and held for seasonal or recreational use.

¢ Among rentptoperty egi st ered with

office83% changed hands between&tQ06, with more

than twahirds (3%)changing hands in 2004, 20@52006.

This includes both newer units and units built prior to 2000

h| 500 L

Registered Rental Units by Year ¢

2,52
1,27; 1,19 1.10¢
[o]
78 12€ 138 262 I 31¢
oem [N : : : -_\
F & ¢ ¢ & & & & 8
> W W W W W W W W
o;§
&
N

Source: Pinal County Asse

t he Q@occardingy Coustg essor 6s

Registered Rental Units by Year |

3000
2500 —
2000 I
1500 —
1000 —

1979 & earlier 1980 to 1999 2000 to 2003 2004 to 2006

Source: Pinal County Asse

Investors and flippers face the same market conditions as recent purchasers
I decreasing home values and prices, less access to flexibjafidiancing

an oversupply of unitsesehmarket conditions mean that these rental

units are also vulnerable to forecldsateo means that investors will

withdraw from the market through sales and short sales.

According to theNbagdankerdissociatigrthe share of non owner

occuped loans in default / foreclosure was 26% as of June 30, 2007

Further changes in the investment market, through sales, short sales,
default and foreclosure will continue to impact the housing market in Pinal
County and throughout Arizona. If thalndei@ult / foreclosure rate of

26% is applied to the 6,322 diagiidy rental properties registered with

the Assessor 0s of ffandlerentalausits megybey as 1
lost to foreclosure.
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Apartment Rental Survey

In August 2007, the P@@linty Housing Autlyaritdertook a phone surveyutiifamily apartmetype ratals. The survey identifiept@derties
throughout the Coudyin Apache Junction, 11 in Casa Gran@adidige, i Eloy, 3 in Florence, 1 in Oracle, anddenn& Nineteen

properties consistifgl,627 units participated, including 10 properties in Casa Grande, 4 in Codiliye, @udrs80% of the total units
included in the survey were located in Casa Grande.

The median rent for all unitsp@48. Just over dmaf (51%) of units weteeroom units. Fggwven percent ebdroom units had one
bathroom and the remaindeni@atbathrooms. The medianvasn$590/month fesetiroom-bhath units and $610/month-i@dfoom,-Bath
unts.

The overall vacancy rate was 8.3%ovekall vacancy rate of 5% to 7% is considered healthy. The vacancy rate was highest among two (10.7%), t
(14.6%) and four (16.7%) bedroom units that included only one bath and lowest (less 3Haediéorar@dragh units, most of which were also
income restrictelt.is important to note thatvacancy rate may have beegtedpay season.

TABLE 34 AUGUST 2007 SAMPLIDIGAPARTMENT RENTARIUSAL COUNTY COMMUREB OF CASA GRANBBOLIDGEND ELOY
Units Number of Units by Bedrooms & Baths
Sampled Obr 1br 2br 1ba 2br 2ba 3br 1ba 3br 2ba 4br 1ba
No. % No. % No. % No. % No. % No. % No. %
Number of Units 1,627 50 3.1% 590 36.3%| 485 29.8%| 357 21.9% 41 2.5% 98 6.0% 6 0.4%
Age Restricted 344 0 0.0% 222 64.5% 88 25.6% 12 3.5% 22 6.4% 0 0.0% 0 0.0%
Income Restricted 648 0 0.0% 258 39.8%| 156 24.1% 92 14.2% 40 6.2% 96 14.8% 6 0.9%
Median Monthly Rent $648 $480 $496 $590 $610 $1,205 $693 $542
Vacancy Rate 8.3% 12.0% 6.6% 10.7% 9.5% 14.6% <1% 16.7%
Source: Pin@lounty Housing Department

Kuehl Enterprises LRG Box 642 Humboldt, AZ 86329 Page66



Pinal County Housing Needs

Assessmdnarch 2008 Final Draft

SubsidizedApartmentJnits

The rental survey indicatednibarly two of every fivéoj39nits were
restricted to renters earning less than 60%aintyedian income,

TABLE 35AUGUST 2007 SAMPLIDIESUBSIDIZED UNIBS SUBSIDY
TYPEOCOMMUNITIES OF CATRANDE, COOLIDGEOFL

and two of every ten (21%) of units were restricted to seniors. (

. . . Units %
bedroom units were the most likely to be both age restricted an
. . . . 0,
resticted. Nearly ttrirds (6%) were agestricted and tfitihs (4%) | YSDA Rural Development 102 6.3%
were income resgt Amonglt@droom units, 12% were age restri Lowincome Housing Tax Credit 532 32. %%
and 30% were income restrlcted.-Uéqmom units, _16% were age | ys pepartment of Housing and Urban Development 14 <1%
restricted and nearly all (98%) were income restricted. — :
Total Subsidized Units 648 38.5%
TABLE 36 SUBSIDIZED APARTMENITS BY JURISDICYIRPINAL COUNTY
Name City Total Restricted Name City Total Units [ Restricted
Units Units Units

Crossings at Apache Junction Apache Junction 92 86 Eloy Village Eloy 31 31
Indian Wells Apache Junction 117 103 Family Estates of Eloy Eloy 24 24
Senior Cottages of Apache Juncti Apache Junction 176 100 Maddox Estates Eloy 60
Cottonwood Crossings Casa Grande 128 80 Florence Park Florence 88 70
Cypress Point Retirement Casa Grande 104 92 Western Sunrise Villas | Florence 26 26
Kachin&partments || Casa Grande 96 48 Western Sunrise Villas Il Florence 24 24
Silver Mesa Village Casa Grande 96 96 Kearney Manor Florence 12 12
Somerset Manor Casa Grande 36 36 Saguaro Gardens Florence 71 46
Villas by Mary T Casa Grande 132 100 Harry Clarkr. Residential Cente| Oracle 25 25
Coolidge Station Coolidge 24 24 Oracle Apartments Oracle 40 40
Heritage Glen Coolidge 28 28

Source: US Department of Housing and Urban Development
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Workforce Housing

Housing the workforce is a critical element of community econ

stability. Both rental and homeownership units must be availd
employees in all industries, including those that a community \
attract as well as those it wishes to refaindalfifity for the
workforce is measubgdcomparing median income to median re
and median housing cost.

Assuming that working households consist of an averag¢ioil.
employees, with thetiole employee earning the median wage f
the ndustry and the Halfie employee earning the median wage
industries, rental housing is affordable to all working househol

Purchasing a home is however beyond the reach of most work

Median Wage by Industry and Income Needed to Afford Media

$80,000
$60,000

or Purchase 2006

$20,000

$40,000 ’,

[ Median Wage of Worki
Families (1.5 employe

Income Needed for Me|
County Rent

—&— Income Needed for Mg
County Home Purchas|

households. Working households expenevezall e

purchase affordabidjap of $78,940 in Pinal County. This means that working households would need to save or receis& &3, 8d@sidy or gif
purchase the medjaiced housing unithe gap i®west among workingsetolds with employmerhe public sectard highest among working
households with employment in agrioutacemmodation and food services.

Median Wages by Occupation and Income Needed to Rent or F
Median Priced Unit Pinal County 2006
5000 B -
2500 =  I— Medi.e?n Wage of Workin
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0 +—4 =o f i@ f N i\ i% p— . = Income Required for Mg
e .Q N (b.‘
§o°6°QQ Q}'?f@ S «\"”6@@ ) Q,é‘Q'Q\QgQ fzi*o(\be@ 65@6 Rent
oo\)Q@o \e‘)\ Q@b 6\\00 @Q\ ’0q,§°° 6°°@\>° o —e— Income Required for Mg
© e\vb ® & N 'Dé@\ Q\O < Priced Home Purchase
AP & AR
9) 9 Q)Q%

The same information applied to working households but instead
taking into consideratiorotteeipation of household members
indcates that the median rent remains affordable, yet home
purchase remains unaffordable to all but those households where
the fultime earner is employed in managentengap was

highest among working households employed in Building and
Grounds MainteganOccupations and Sales Occupations
(including retail sales).
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TABLE 37HOUSING AFFORDABYLBY INDUSTRY FORNPRRY INDUSTRIESAINCOUNTZX006

% of Employed Median FTE Affordable Month| MonthlyRent Gap Affordable Ownership
Residents (1999 Annual Wage 20( Rent (3) (4) Ownership (5) | Affordability Gap
(1) 2) (6)

All Industries $ 26,800 $ 1,005 n/a $ 112,560 $ 78,940
Manufacturing 12.7% $ 26,847 $ 1,006 n/a $ 112,692 $ 78,808
Retail Trade 11.5% $ 20,291 $ 842 n/a $ 94,335 $ 97,165
Public Administration 10.5% $ 31,750 $ 1,129 n/a $ 126,420 $ 65,080
Construction 9.8% $ 29,080 $ 1,062 n/a $ 118,944 $ 72,556
Health Care & Social Assistance 9.3% $ 27,572 $ 1,024 n/a $ 114,722 $ 76,778
Educational Services 7.9% $ 30,191 $ 1,090 n/a $ 122,055 $ 69,445
Accommodation & Food Services 7.8% $ 16,371 $ 744 n/a $ 83,359 $108,141
Agriculture, Forestry, Fishing & Hunting 4.5% $ 15,602 $ 725 n/a $ 81,206 $110,294
Other Services (except Public Administratiq 4.5% $ 20,674 $ 852 n/a $ 95,407 $ 96,093
(1) Census 2000
(2) Arizona Workforce Inforfnqudrter 2006.
(3) Rent not exceeding 30% of gross income. 1.5 employees per household. FTE at istdustempdmygeel & 50% of median earnings for all industries.
(4)Median Gross Rent of $662/mdas$hCensus Bureau 2006 American Community Survey.
(5) Qvnership affordability factor of 2.8x gross income. 1.5 employees per household. FTE at iithesanplageed250% of median earnings for all industries.
(6) County median housing price 4th quarter 2006. Arizona State Universitpdllofridana&ement and Agribusiness.
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TABLE 38 HOUSING AFFORDABYLFORPRIMARY OCCUPATIGIIER PINAL COUNZQ06

% of Employed Median FTE Affordable Month Rent Gap (4) Affordable Ownership
Residents (1999| Annual Wage 20( Rent (3) Ownership (5) | Affordability Gap
1) 2) (6)

All Occupations $26,800 $ 1,005 n/a $112,560 $ 78,940
Office and administrative support 14.9% $26,358 $ 994 n/a $111,322 $ 80,178
Sales and related 9.5% $20,371 $ 844 n/a $ 94,559 $ 96,941
Production 8.2% $24,479 $ 947 n/a $106,061 $ 85,439
Construction trades workers 6.6% $30,185 $ 1,090 n/a $122,038 $ 69,462
Food preparation and serving related 6.3% $16,349 $ 744 n/a $ 83,297 $ 108,203
Management occupations 5.7% $56,920 $ 1,758 n/a $196,896 $ 0
Installation, maintenance, and repair 5.6% $31,093 $ 1,112 n/a $124,580 $ 66,920
Education, training, and library 4.6% $32,091 $ 1,137 n/a $127,375 $ 64,125
Building and grouradisaning and maintenan 4.4% $18,391 $ 795 n/a $ 89,015 $ 102,485
Fire fighting, prevention, and law enforcen 4.3% $27,918 $ 1,033 n/a $115,689 $ 75,811

(1) Census 2000
(2) Arizona Workforce Inforfnqudrter 2006.
(3) Rent not exceeding 30% of gross income.

(5) Ownership affordability factor of 2.8x gross income. 1.5 employees pameobE$&hatdndustry wage plus oitieng/2mployee at 50% of median earnings for all occupations.

1.5 employees per household. FTE at irdustgnvpdaeel &2 50% of median earnings for all industries.
(4)Gross Median Rent of $662; US Census Bureau 2006 American Community Survey

(6) County median housing price $191.§0argr 2006. Ariz@tate University Morrison School of Management and Agribusiness.
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BARRIERS TO AFFORDEBIOUSING DEVELORWE

Sound planning considers, integrates, and balances a host of public objectives including a clean environmefrgsidequeddgmalsjc
guality of life, and fiscal concerns, as well as housing needs and future growth aédlocomotatitibaveregulations that govern housing
developmerind occupanc¥Zoningnd planning laws guide how communities whitebapding edes defingafe constructiomhese regulations
are implemented through policies, rules and processes.

A policy, rule or procisssonsidered a barrieaffordable housingvélopmemr housing affordabilityen it prohibits, discouragsgoitiantly

increases the cost of housing witltmutespondipgblic benefiMostpolicies and regulations that ultimately restrict housing affordability or housing

development are initiddyeloped and implementé#daypositive outcome in mikdether that positive outcome is achieved is the measure of
whether the policy or regulaiofpublidenefit

As part of the housing needs assessment, sdoctigns completedaasessment of barrieraffordable housing developniEme asessment of
barriers is intended to identify ways that local government might positively impact housing affordabilityettistinghptare/ieades, zoning,
ordinances, policies and pract i c toslable hoMsidgvelopmentramisomethave.siingtegies¢o a t
reduce local government barriers are often the most effective tools local government can use to contribute tpuatisuangd atfeqieble
housing is available to support a lamgel af households.

Pinal County is fortunate to have an abundant supply of housing but it lacks the employment necessary todsuppoupthiechthedimising.
With much of the growth in Pinal County dependent upon metropolitanhBhsamgxydbm mayparbe attributed to regulatory barriers in the
Phoenix metropolitan area. When considering new agguiaiomplementation of new regutdtionportarfor Pinal County to ensure that it
does not enact those very saocoegses and regulations.

Someridicators that local regulations are contributing to the housing affordability problem:

e Housing variety is limited, with fewamilyi or manufactured housing units. Large homes and homes on largeddtsanatheesidential
building type.

¢ Housing at various price ranges is not produced.

o Developers indicate that the local process in unpredictable and often lengthy. City council or planning amdneetingscaramissio
backlogged with developmecisions.

e The density, size and amenities are dictated by the jurisdiction rather than by the market. Developers trelcsdteftna aamnatkef
housing at wvarious price points yet zoning or policies donot

¢ Middldncome famii@re unable to enter the homeownership market.

¢ Residentialgoned landr buildable land served by infrastructure (water, sewes imadas} supply.

e Local building codes are not basgudated, nationally recognized model codes.
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TABLE 39BARRIERS TO AFFORDEBIOUSING DEVELOPVIBMRIETY AND AFFGHILITY

Yes No
1. The jurisdictionds comprehensive plan i ncl | ApacheJuncto Maricopa
. . . . . ) Casa Grande Superior
NoteArizona Larequires local units of government with a population of 50,00 rrimera housing ]
elemenin thegeneral or comprehensive plae. purpose of most housing elements is to consider hoy Coolidge
quality, variety and affordability and to define policies and strategies to positively impact housing| Eloy
Florence
Pinal County
2.1f the jurisdictionéds plan includes a hous| CasaGrae Apache Junction
housing needs for existing and future residents, includioddoateand middimcome families, for § Coolidge Eloy
least the next 5 years? Florence Maricopa
Pinal County Superior
3. The jurisdictionds zoning ordinance and ma| ApacheJunction Pinal County
controls provide a broad range of land use and density @gatdtifanedy housing, duplexes, small | Casa Grande
homes, and other similar elements) to promote housing variety. Coolidge
Eloy
Florence
Maricopa
Superior
4. The jurisdictionds zoni nsgubdisiahireguations or atmedlanchas{ APache Junction Pinal County

controls provide |l and zoned fias of

lot homes, and other similar elements).

righto

Not e: HUDofrdied htn,e® dis@ su s endarda that arel detersminenl py mdvante ax
are specifically authorized by the zoning ordinance. The ordinance -snmgéhg detause little o
discretion occurs in its administration.

Casa Grande
Coolidge
Eloy
Florence
Maricopa
Superior
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TABLE 39BARRIERS TO AFFORDEBIOUSING DEVELOPVIBMRIETY AND AFFGHILITY

Yes

No

5. The jurisdictionb6s zoning ordi nanQoedeo)r h oaung
righto in all/l residenti al d i s-builtiheusirg is eearnditted, o
subject to design, density, building size, foundation requirements, and other similar requiremsg
other housing, irrespective of the method of production.

Casa Grande
Superior

Apache Junction
Coolidge

Eloy

Florence
Maricopa

Pinal County

Casa Grande

Apache Junction

6. The jurisdictionbés zoning ordinance sets m
health standards. Maricopa Coolidge
Eloy
Florence
Pinal County
Superior
7. The jurisdiction charges impact fees foevedopchent. Apache Junction Superior

Casa Grande
Coolidge
Eloy
Florence
Maricopa
Pinal County

8. If the jurisdiction has impact fees, the jurisdiction providasofdhpdges by the local jurisdiction f
affordable housing.

Coolidge

Apachdunction
Casa Grande
Eloy

Florence
Maricopa

Pinal County

Superior
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TABLE 39BARRIERS TO AFFORDEBIOUSING DEVELOPVIBMRIETY AND AFFGHILITY

Yes No
9. The jurisdiction has adopted specific building code language regarding housing rehabilitation| €00ldge Apache Junction
such rehabilitation through gradated regulatory requirements based on the different levels of Casa Grande
performed in existing buildings. Eloy
Florence
Maricopa
Pinal County
Superior
10. The jurisdiction uses the most recent version of one of the nationally recognized model buildi| APach&unction Casa Grande
significant technical amendment or modification. Coolidge Maricopa
Eloy Superior
Florence
Pinal County
11. Within the past 5 years, the jurisdiction has convened or funded comprehensive studies, com| Coclidge Casa Grande
hearings, or established a formal ongoing process to review the rules, regulations, developm{ Florence Eloy
and processes of the jurisdiction to assessaphet on the supply of affordable housing. Maricopa Pinal County
Superior
12. Within the past 5 years, the jurisdiction modified infrastructure standards and/or authorized th Apache Junction
infrastructure technologfiesexample, water, sewer, street width) to significantly reduce the cos Casa Grande
Coolidge
Eloy
Florence
Maricopa
Pinal County
Superior
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TABLE 39BARRIERS TO AFFORDEBIOUSING DEVELOPVIBMRIETY AND AFFGHILITY

Yes

No

13. The jurisdiction gives density bonuses sufficient to offset the cost of bwiddkeg baltsras an
incentive for any maetée residential development that includes a portion of affordable housin

Apache Junction
Casa Grande
Coolidge

Eloy

Florence
Maricopa

Pinal County
Superior

14. The jurisdiction has established a single, consolidated permit application process for housing
that includes building, zoning, engineering, environmental, and related permits, OR the jtsisd
concurrent reviews for all required permits and approvals?

Apache Junction
Casa Grande

Florence
Maricopa

Coolidge
Eloy
Pinal County
Superior
15.The jurisdiction ptrroavcikdoe sp efromi tetxipnegd iatnedd aoprg Coclidge Apache Junction
projects. Casa Grande

Eloy
Florence
Maricopa
Pinal County
Superior

16. The jurisdiction has established time ligitgefiorment review and approval or disapproval of dev
permits.

Apache Junction
Coolidge

Eloy

Florence

Maricopa

Casa Grande
Pinal County
Superior
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TABLE 39BARRIERS TO AFFORDEBIOUSING DEVELOPVIBMRIETY AND AFFGHILITY

Yes No
17.The jurisdiction allows fiaccessory duwseinlll n| APacheJunction Casa Grande
singlef ami |y residenti al zones, or (b) nas -faniily] Coolidge Eloy
housing. Maricopa Florence
Pinal County
Superior
18. The jurisdiction has an expbtiity that adjusts or waives existing parking requirements for affor| C0olidge Apache Junction

housing developments.

Casa Grande
Eloy
Florence
Maricopa
Pinal County
Superior

19. The jurisdiction requires affordable housing projects to undergo public review or special hear
project is otherwise in full compliance with the zoning ordinance and other development regu

Apache Junction
Coolidge
Maricopa

Casa Grande
Eloy
Florence
Pinal County
Superior
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RESOURCES AND DERYEYSTEM

There is little question that the success of any housing program is the direct reglilant petiieaship. Wpelitical will exists then direction

is set and action can take place. But political will and the resulting direction aremsirertbeghction will be takeacessfully impact

housing needdeadership that stems from commitment anchpaitity must also be in plaséng available resources and building new resources
T both human and finaricetem from the commitment and capacity.

Historically, most housing programs have focusedcomieWwouseholds. This focus is ttiereléndt of the limited choicemtmwne households

often have in a housing market. By increasing the supply of housing afforcaile bolseholds, housing programs have provided an

opportunity for more households to make positive saciabarid @ntributions to the community. Many times the conventional housing market is nc
willing to or cannot deliver housing affordabiadorf@whouseholds. This is particularly true during times of economic expansion, such as the hous
boom thtaoccurred earlier in the decade. During the housing boom, the housing industry focused their attention oth imeetangahe deman
housing.

During the past decade, housing programs have become focused on the workforce and on htrose tiodds)edianinigcome up to as much as

1.5 times the median incofmaditionalfordable housing programs are often prohibited from assisting these households and the conventional hou
market may find it difficult to profitably produceafffoudaiye to households in this income range. {Bagddyetograms as well as local

incentives and programs may need to be targeted to this income range in order to create socially and ecomamitiaBy vibrant com

The housing and relatedsscionomi ¢ needs of Pinal Countyds residents are broad
of roles.Through the development of a housing sRatalggounty is tak&tegps towards directly addressing hqualitgyarietyand affordability

through policies and actions. Building on existing resources and supporting the existing delivery systercdssfid i plesnea tsion of

policies and actions.

From théocal government perspegtivisdictionsan genetlly implemepblicies and actions that use resources and directly impact residents within
their respective jurisdictions. From the County perspective, policies and actions are focused on unincorpoiatgagaliees anddictions

and nonpfi organizations together to discuss the needs and issues. The Pinal County Housing Department is provitiiggagadership by ac
coordinating body for planning and discussion, and this is an important first step in building commitnaeDo amigng e p aefiftyr to

The Private Sector

The private sector is the primary producer of Halesjugte capacity among both the private and public sectors is pesdssayyitopact
housing conditioriBhe private sector has focused iti@ttprimarily on providing meateetiousing, some of which is also affordable to
households earning less than median irfeather, aegment of the private sector has built capacity around specific typégahtariging
rental housing deyd using Low Income Housing Tax Credits.
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In addition mevelopers, other segments of the private sector playirkéyerdegelopment of affordable hoBsinks and other financial
institutions, real estate brokers and agents, Title cangdadastruction contractors are all key players-matmdrdesing, and are often
overlooked as partners in affordable housing.

As the role of the private sector is to profitably fill demand for housing, appropriapaiticiatiean affaible housing development and finance
are needed if that role is to exp@hese incentives are typically offered by local, state and federal gwladingetite private sector in the
housing affordability and other housing market discuss@éntgide@successful planning and coordination of effort.

The Nonprofit Sector

There are few nonprofit organizations active in the housing market in FngjeCrsuihiyt are developed are done so primarily by private and
nonprofit developersrifidaricopa and Pima Counties and elsewhere in the country. Programs are delivered by local juristhetians, with a few
wide efforts.

Community Action Human Resources gAREYAE the primary nonprofit organization that assists locahfuasditti® County with program

and project planning and implementBti@mgency provides direct services and home improvements/emergency home repair to relieve the effects
poverty and homelessness and to assist households in besafficigregfl nomeliant on government or community programs. CAHRA has
successfully administered programs in the areas of case management including homeless case managementkngditgyaassitdaneeem
transitional housing, homeless assistanteriwaton, sdielp housing, emergency home repair, housing rehabilitation, replacement of roofs,
information and referral, technical assistance to food banks and distribution of gleaned produce.

Federal andState Government

While the provision of hauss predominantly a private sector,-grar&etactivity, all levels of goverinrfesigral, state and ldchbve a role to

play in facilitating the production and preservation of affordabléaqusimayy role of local government is pawoinimgcess, while the primary

role of state and local government in Arizona is to provide financiah nesmernces.housing resources are available for specific populations and
geographic eais from both Federal and State governmeygredathere is little coordination among levels of government.

Federal Government. USDA Rural Development, FHA, and the Veterans Administration offer homebuyer progriaws tiiavoftpayntade
requirements and purchase subsidies. Othentdjgsorsuch as preferred acquisition of foreclosure units and low cost leases are available to nonpr
organizationdlo increase rental affordability, the federal government offers financing guarantees to developers and resrithjyrogattd, subsidi

yet these resources imreasinglimited to projects that house special needs populations. Fortheli@derdsgovernment offers monthly rental
subsidies and supports public housing, with both resources available through local public housing autholuioad .hdies rg arethwaties in

Pinal Couniythe Pinal County Housing Departmeheabidyt of Eloy Housing Authority.
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The State of Arizona. Severalaiatecies make availdiriancial and human resources to address housing conditi@gyendikesaclude the
Arizona Departmentsiotisingeconomic Securiiynd théBehaviordHealth Services.

e Arizona DepartmehtHousing. Offers a variety of financing programs to nonprofit and local government organizapionateas well as to
developers.ifancing includes bonds, loans, and grants for programs and projects as diverse as the applicants and dssiumesects. Most r
aredirectedowards households earning les8®amf th€ountynedian income, with some restricted to househalgl$éesarthan 60% of
theCountynedian income. Available resources come from both federal and state sources and include the Community Dévelopment Block G
program, the HOME program, the Low Income Housing Tax Credit Program, and the StdtendouBlrg depattment also coordinates
planning and funding for special needs housing throughout rural Arizona.

e Arizona DepartmentEconomic Security. Offers financial resources for the operation of homeless and transitional housing shelters, homeles
prevention resources, and provides sdirgéctgo special populations.

e Arizona DepartmenBehavioral Health Services. Offers financial resources in support of housing and services to personsMdtt mental illnes:
of the resources are adsténéd in cooperation wittAtimondept. of Housing.

Approximately $200 million/y&iaia and Federal Resouacesvailable for affordable housing in Arizona. The majority of resources, including
federal resources, are available from the Bapartment of Housihg.following table illustrates State resources available to the Town, its partners
in affordable housing, and residents.
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State Housing Fund Arizona Housing Community Low Income Housing
(Housing Trust Fund + Finance Authority Development Block Tax Credit
Federal HOME funds) (AzHFA) Grant (CDBG)
Financial Literacy and | Required and funded on Required for beneficiari¢ Eligible public service | Not eligible
Home-Buyer as part of assistance to | of assistance activity subject to statew
Education develop or rehabilitate | Network of agencies cap
affordable housing provides
Down Payment and Variable amount based | Variable amount based ( Elgible activity Not eligible
Closing Cost cost of unit and buyer | cost of unit and buyer
Assistance income income
Mortgage Guarantees | Not available Mortgage Revenue Bon( Eligible activity Not eligible
or Other Special (MRB_) and Mortgage Cr,
Mortgage Provisions Certificates (MCC)
programs
Rehabilitation Eligible activity Not eligible Eligible activity Not eligible
assistance for owner
occupants
Rehabilitation Eligible activity Not eligible Eligible activity Eligible activity

assistance for rental
property owners

New Construction of
Rental or
Homeownership Units

Eligible activity

Mulifamily mortgage
revenue bond

Eligible activity through
communitased
development organizatig

Eligible activity

Neighborhood
Revitalization

Through other eligible
activities

Through other eligible
activities

Multiple eligible econom
social antdousing

activities

Through other eligible
activities
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County and Local Government

Several departments within County government have authority and responsibility for tasks and activitiebolugtrdjrqoditynpacety and
affordability. @¥e departments include the Housing Depanadi@anning ardevelopment Services

Housing Departmeiihe mission of the Pinal County Housing Depaxrpestitetand maintain temporary safe, decent, and sanitary standardized
housing for quadilowincome people; to assist individuals in becoming independent by giving opportunities famgedumatsedirtgadmd

supportto help residents remain independent and maintain their personal dignity for as |arglds pessbigde in locating affordable

housing through referi@nd informatiomhis mission is achieved through a variety of program resourc8séticludgolic Housingnd

Community Development Block Grants. The Housing Department also opeyatdmhbilitation program to assist households with housing
conditions.

Planning ardevelopment ServiGepartmenfThe Planning & Development Services Departmergradmihisseagulations, including zoning,
subdivisions, minor land divigitartsed area developments, comprehensive plans and amendmetdasspatifismoments, variances,
addressing, zoning ordinance enforcemdabdpldin managemente @partment provides clearance of all building and mobile home placement
permits, including flood elevation certificates, maps anthpeddiiisn, the departnpeavidespecial project support, suchagagimg and

brochure developmenother @uny departments.

ThePlanning evelopment Services Department provides administrative oversight, support, and coordination of Developmbeyffi@ervices provide

divisioa within the department. Thiessiahs include:R)blic Work&)Air Quality3)Environmental HealthBuilding Safegnd5) Planning &

Development

e The Public Workigidiorprimary responsibilities include planning, constructing and maintaining roads and bridges, commercial and residential
review and inspections, countywide recycling program, airport economic development, investigations of illégtliohgaidg, and ma
estalishingstorm water drainage systems and flood control.

¢ The Air Qualifwisiortonstitutes a regulatory agency, generally charged with protecting the public's interest in assuring that the air remains sz
breatheThe division maintaamsorgoing planning and rule development effost ag muality standards originate from fadeStdta laws
and regulations.

¢ The Environment health divismrides education, consultation, plan review, permitting and inspection sgréorgsuiniatuaiinl semipublic
swimming pools, public accommodations such as hotels anesiteoseigtionank systems, food establishments such as restaurants, bars,
grocery stores, school cafeterias, day care kitchens and mobile/temporaryTioedirdsidorglso investigates citizen's complaints and
nuisance situations.

e The Building Safeiyisiomas adopted the International Building Codes in order to create a safe enviwmsiteptovides inspection,
plan review and investigatveices to the unincorporated areasCafuthigand also to those cities that have entered into intergovernmental
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agreements (IGA) withGbentyo provide building code servicesivisierdlso provides plan review and inspection ser@oasyfor
construction projects.

¢ The Planning division includes among its ptivities aomprehensive planrlihg.comprehensive plan is a ouatyses to determine
development needs and sets the goals and objectives that direct futurel@pdarde dévecomprehensive plan is a general and flexible
guide that reflects the shared attitudes and values of a community around the way a community believes itGhboula dewyelds The
Comprehensive Plan is currently being updated.

Local govenment. Klocal jurisdictioiagilitate the development of hasowghanduse planning, zoning ordinances and subdivision regulations.
Manylocal jurisdictionBoose to play an additional role by providing financial incentives and regadtoiyatélig in state and regional housing
programs and supporting either local or coprygviias and projetiscal governmemt® also responsible for ensuring the health and safety of
local residents and the structural soundness arydaivthbilibcal housing stock via building permits and inspections.

Some local jurisdiot recognizeusing quality, variety and affordabitiéyto individual and community economic and social wélhbséng
jurisdictionirther facilitate Isng production and preservatiopplyireg for funding from applicable grant and loan, pradgiamsvith
developers and local residents to blend affordable housing into new and existing areiblpeditotgiseview processgpecific actieis of
local jurisdictions are described elsewhere in this document.
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HOUSING NEEDS AMETHOUSING MARKETNCOUSIONS

This needs assessnagrcribes and defisegieeconomiandhousingonditionsn aCountywide basjsand byuyisdictionr market area, when

appropriate data is availables information is critical to informing policypibsitivélly impawdusingonditions. It is also critai@kinghe

concept of need and translattoggguantificaticsfdemand. Whehoosing policies and actions to meet the identified needs of households, it is
important to give equal weight to the impact of thoseatebistionise individuals and on the overall housing market. Each policy or action will have
both intended andintended outcomes, some of which will be positive and others that may be negative.

Housing choiead housing markets@mprised of three comporieqislity, variety and affordability. The following key camelfisithres
categorized intwoseparate yet il@lated submarkéthiomeownership and reralcieeconomic factors further define the housing market within
each of these components and categories.

Housing Variety

In general, the trend during the 2000 to 2006 housing booitdwaasréosingfamily housing units and add fewefamillyi and manufactured
housing units. While this trend was largely driven by demtamdilysimglesing is generally more expensive than other types of housing. In terms of
housing variety,ghrsubmarkets exist in Pinal County:
1. Primarily singfamily with limited rdfialtnily. More than 70% of residential structures desrsinglieucturaad 10% or fewer are multi
family structuredhis includes unincorporated Pinal ,Goowlidgd<earnyMaricopa, Oracle, Queen CBakManuend Superior
2. Mixed singfamily and manufactured houdifgre than 30% of the housing stock is manufactured housing. This includes Apache Junction,
Florence and Mammoth.
3. Mixed variety. This inclu@®sa Grande and Eloy.

Housing Quality

The age of the housing stock is one indicator of housing quality. Four trends are evident in Pinal County:
1. Housing boom. Fifty percent or more of the housing stock has been built since April 2000. This included Goimctrpdia@iedfina
and Queen Creek.
2. Newer. Fifty percent or more of the housing stock has been built Bingacd3d€s Aqzhe Junction, Casa Grande, and Oracle.
3. Consistent. The age of the housing stock is distributed fairly evenly in Florence.
4. Aging. Fifty percent or more of the housing stock was built pribhisintR&®s Coolidge, Eloy, Kearny, Mammoth, SaraiMhnu
Superior.
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Homeownership ardome Purchase Affordability

Older householders and married couple families are more likely to owoitieoweaiship becomes more prevalent as householders age and
continues at a steady rate until after thera&geeafsMarried couple families are more likely to be homeowners than are other family types. Married
couples with dependent children and single people are equally likely to own a home. Single parents withreégibendast thdtjren e

homeowners.

Housing values and prineseased in most areas of the country during the housing boom. Housing values and prices in Pinal County during the |
fall into three categobased on market area (the defined jurisdiction and propessied)addr

1. More than doubliaghincorporated Pinal County, Casa Grande, Eloy, Florence, Maricopa, Oracle, Queen Creek and Superior.

2. Ffty percenbninety perceirtcrease Apache Junction, Coolidge and Kearny.

3. Less than fifty percamtrease Mammoth and San Manuel.

Slowingnarket Since the housing market has slowed, existing sales prices aiie sibapgiogmunities by as much as B#8les volume in the
resale market dropped 36% frayuatter 2006 t&' Guarter 2007 and salekime of new units dropped 12% during the sam€ gatiinged
slowing in the market may mean values and prices decline further.

Cost burdened owneFsom 2000 to 2006, the percentage of owners paying more than 50% of household incoste ifoorbaséifigoc
amongwners withraortgage and 187% anmmgers without a mortgaddeusing affordability is defined by the relationship of income to housing
prices. Housing affordability in 2006 falls into three categories based on lovediastimetete:
1. Direct Metropolitan Link. Purchasing in these areas requires more than 1.5 times the estimateédaedigruinioaorporated Pinal
County, Apache Junction, Maricopa, Oracle, and Queen Creek.
2. Localized. Purchasing in thess ezgaires 1 to 1.5 times the estimated median income, including Casa Grande, Coolidge, Eloy, Florence,
Superior.
3. Affordable. Purchasing in these areas requires less than estimated median income to purchase, including Kéamylavaetmoth and

RentalsRental Affordability and Rental Units Needed

Lower median incon®nal County renters had a median income that was &88amtfttealian income in 2000.

Older housing stodkenters are more likely to occupy housing built befoaa h®88ihg built between 1980 and March 2000.

Neversinglefamily rental Singleamily units represent a large propdrti@noverall growth in the housing stocklenteimal stocKixtyone
percent of registered rental structurelsdsavbuilt since 2000. Rents charged on nefamsihglds are not readily availableliyettly influence
overall rental affordability. A large volume of rental units, both old and new, were purchased during thesbaustagbmaigier sk of
foreclosure due to the higher likelihood that investors utilized creative financing
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Cost burdened Rentetarerall, nearly four of ten renters paid more than 30% of household income for rent and utilities in 2006or€ost burden was
prevalent for lower income néh six of ten renters earning less than $19,999 paying more than 30% of hedeehehd amxbuatilities in
2006. Nearly chalf (47.6%) of renters earning between $20,000 and $34,999 paid more than 30% of household income for housing.

Estimated Rental Units Needi®@000, an estimated 165 rental units renting for $37&asomticlading utilities, were needed in Pinal County.
With increased rents and the larger volume-fdrsihglentals added since 2000, this estimate is likely somewhat low even with increased incomes

Housing ChoiceAmong rental units withr@aye bedrooms, the vacancy rate is high among those with 1 bathroom.

OtherMarket Factors

Seasonal Occupandy 2000, Pinal County had a relatively high vacancy rate. The overall vacancy.rddvevas @y g@étcent (61.8%) of

vacant housing snitere seasonal units. Seasonal occupRima} {Dounty presents unique challenges for many communities. Those communities
with seasonal vacancies accounting for more than 50% of overall vacancy in 2000 include: unincorporated Bimati@@ouwplidgache

Florence, and Maricopa.

Tenure.The overall homeownership rate in Pinal County was relatively high at 70% in 2000. Lower homeownershiper&dest#igtidantime we
Casa Grande, Coolidge, Eloy and Maricopa.

Crative / LiberahBincing and Subprime Lemlmgd a key role in the 2000 to 2006 housing boom. If the boom were purely a function of supply al
demand, both sales prices and rents would have increased in relative proportion. Instead, housing pricesimb8d ¥haw loite) bdeds(

increased 30%.enders are tightening underwriting standards and subprime lenders are going out of business. The comiiratimif fewer loan
with higher underwriting standar dnsingmeeasingly limhiea.t Maoyvoare are liecomipgnioen s f o |
expensive and the creative financing that originally stretched buyer qualifications is simply no longer available.

Foreclosure Riskhe estimated risk of foreclosure in Pinal C3@8Quiits financedr refinancadsing subprime lodoetween 2000 and 2006

This may be the most signifocargntmarket condition in Pinal Codrig.volume of subprime and adjustable rate loans in Pinal County is high, with
at least 7,267 loans madsutyprime lenders between 2000 and 2004."dquadet of 2007, subprime loans accounted for 54% of loans in
foreclosure in the United States, so the rate of foreclosure among these loans is also high.

Drive Until You Qualife relationshipPpi n a | Countyds housing mar ket t osiMthanetropolpppa Count y
area economyThe high volume of units and the resulting lower prices available closer to employment centers médasdbparGoenty
households may choose housing located closer to work.
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Excess Supply a@dntinued Producti@m estimated -b8nth supply of housing is available in the Phoenix metropolitan housing market, which
includes many parts of Pinal CoBnilglers have continued to draw permits and produce housing. If new housing is produced at a rate to meet ne
demand, then the excess supply will remain for some time. Housing prices are likely to continue to declaiasakigte supply rem

Convergig market trengkace homeowners as well as investors, particularly those who purchased recently or have adjustable raia or subprime Io
a position where their choices are limited. Declining home prices, competition from new homeyhgidearte, msttmon adjustable rate loans
are all contributing to a market slowdown and an abundant supply of properngyotenselegith less than 5% to 10% equity is vulnerable.

The Delivery System aReéqulatory Barriers

Perhaps the greatestdainfluencing housing patterns in Pinal County is the diversity of jurisdictions, building codes and reqssesents, and proc
for working with developers. This diversity means that Pinal County has a diverse social and dhndivécsilimtte goal of many less

diverse areas of the country. Still, the diversity means that developers of affordable housing are challetmbddbpdmyritify ddaunits

throughout the Countie delivery affordablanits is at bestardinated within a local jurisdiction, and at worst delivered in local jurisdictions or
areas of the County where it may not be accessible to employment and services.

Prior to the 2000 to 2006 housing boom, the private sector was able to prdfodeandeistnmast households earning the median income or

more. Since then, housing affordability has declined and the private sector is more likely to address thedumediotdmadcairfgrmore than

1.5 times the area median incivithoua coordinated approacthéodevelopment of housing affordable to households at a variety of income levels,
developers that may otliez be willing to develfiprdable housing are challenged

The focus tousingolicies and actions are to meet identified needs through strategies and activities that have positive impx&t$s on housing mar
Housing markets are however not defined by jurisdiction boundaries. They are instecidldetinedrbic and playsioundaries. So, within

Pinal County and its local jurisdictions, many markets ke&isto $hecessful implementation of strategies is to have a broad framework or menu of
activities that could positively impact conditions in a variety @faimarlsetsecognizes that while markets are not defined by jurisdiction, the ability
to implement strategies maurisgliction oriented.
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OVERVIEW AND CONDNS BY JURISDICTION

Pinal Countyand Unincorporated Areas

The unincorporated County cemdigtany areas of population concentration both small andldaggstidiheorporated areas are near the major
metropolitan areas and aroundlotfaijurisdictions. The unincorporated areas generally have limited economic and soesad s/ Itesiso
travel for basic goods and services or to employment. Three unincorporated areas are includediirAtiisras $&tgn@naicle, and San
Manuel. Other unincorporated areas, including Santan, Queen Valley and Gold Carjypsmatérr@apulation in 2000 but grew rapidly from
2000 to 2006. Little data is available to draw specific conclusions, and for these areas the County must esteategéepdinidaraio those
examined by other high growth commawmtessMaricopa and Queen Creek.

Arizona City

While Arizona City is not an incorporated community, it is one of the larger unincorporated areas in céhdl BiGainSosimByreau provides
data for Arizona City as a Census Defined$tpaicant housing conditions in Arizona City include:

Oracle

Twathirds of housing units were single family units and another one in five were manufactured housing or mobile home units.

In 2000, 20% of units were vacant, and the majority (59%) of cressev@scaaasonal and recreational.

A homeownership rate of 84% in 2000, with the highest homeownership rate among householders age 65 and tédanahesmarried coup
with no dependent children, which were also the most common age ragggpesd famil

The greatest proportion (51%) of the housing stock built between 1990 and March 2000, with a steady rate di9@®stoment in th
1990s.

The median price asked for a housing unit in 2000 was $80,500 and in 2006 was $139,900.

15.9% of honpairchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

While Oracle is not an incorporated community, it is one of the larger unincorporated areas in soutfieen JErG¢ BumBureau provides
data for @cle as it is a Census Defined Place. Significant housing conditions in Oracle include:

Nearly three quarters of housing units aréasiilgldousing units and one in five are manufactured housing units or mobile homes.
The community doubled in sire2000 to 2006. The majority of that growth wksrgipdieusing units.

13% of units were vacant in 2000, and the majority of vacancies were for rent.

A homeownership rate of 87% in 2000. Homeownership rates were highest among housedé|derd ager8&dicouples with no
dependent children. These were also the most common age ranges and family types.

Four in ten housing units have been built since 2000. Another quarter were built between 1960 and 1979.
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e The median price asked fayusing unit in 2000 was $88,000 and in 2006 was $370,350.
e Home purchase affordability declined an estimated 140% from 2000 to 2006.
e 8.7% of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

San Manuel

LikeArizoa City an@racle, San Manuel is not an incorporated community, but it is one of the larger unincorporated areas ingolliteern Pinal Coul
US Census Bureau provides data for San Manuel as it is a Census Defined Place. Significant mo8aimdylaonieitioctude:
¢ Nearly three quarters of housing units arfasmiigl@ousing units and one in five are manufactured housing units or mobile homes.
¢ The community has experienced little growth since 2000, with 133 units permitted be®@&n 2000 and 2
e 20% of units were vacant in 2000, and the majority of vacancies were for rent.
¢ A homeownership rate of 80% in 2000. Homeownership rates were highest among householders age 45 and okewyigmdanarried coupl
dependent children. The most @néaale group was age 35 to 44, and the most prevalent family types were married couples, both with
dependent children and without dependent children.
e Nearly one half of housing units were built before 1958 and another three in five were6Bualihth&i9#En 19
e The median price asked for a housing unit in 2000 was $71,500 and in 2006 was $90,750.
o Home purchase affordability increased an estimated 33% from 2000 to 2006.
o 27.5% of home purchase and refinance loans made between 2000 and 2004swiepeimadknbiers.

Unincorporated Pinal County

The County is the primary unit of government that would have housing policies and programs that positivelgiatpdatdbdsholisisglents.

At the same time, many factors impact theio aoilgg.t Infrastructure, planning and zoning, economic opportunity, and changing demographics all
impact, either positively or negatiyely,rai s dhility to address Gosisilgted needs. The County is in the process of developing a

Comprehenge Plan that will incorporate a vision and new land use, economic development and other elements that wijl quakiyt, upon housi
variety and affordability. In the unincorporated County, these factors include the following:

¢ In 2006, single famihyjts accounted for nearly eeters (72.5%) of the housing atatknanufactured housing accounted for
approximately egearter (24.2%) of the housing stock.

e Nearly all (90%) of the housing stock added between 2000 and 2006wdsewssigled manufactured houspgesented the other
10% oéadditional units.

o Eighty percent of units are occupied. Among vacad@dg5@nt%) are seasonal vacancies. Vacancy rates are much lower in the cooler
winter months and higher in the hatteresumonths.
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e A homeownership rate of 82% in 2000, with the highest homeownership rates among householders age 65 andptédeniimd married cou
no dependent children. Married couples with no dependent children are the most prevalent éarmdysgpejdeweve more likely to
be under the age of 65 years old.
¢ Nearly onbalf (49.1%) of the housing stock was build between 2000 and 2006.
e The median price asked for a housing unit in 2000 was $83,000 and in 2006- wasrt184se00f 131%uring the same period
median income increased from $35,856 to $48,&8%fease of 18%.
¢ In 2000, a household earning 78% or more of the county median income could afford to puathadauaitnddi2000, a household
earning 157% of thertgumedian income could afford to purchase gnmstianesale unit.
¢ 15.8% of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.
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Apache Junction
Significant housing conditions in Apache Junction include:

Nean 1/2 of housing units are manufactured housing units or mobile homes and anothefaimilgt hcersiagle

Multifamily units accounted for a larger proportion of growth during the 2000 to 2006 housing boom than did other housing types.

Sixty percepf units are vacant, the majority of these vacancies are seasonal. Vacancy rates are much lower in the aodler winter month
higher in the hotter summer months.

A homeownership rate of B32000with the highest homeownership rates among hosisgjeoideand older and married couples with

no dependent children. These algo the most common age ranges and family types.

The greatest proportion (39%) of the housing stock built between 1990 and March 2000.

Themedian price asked for a housihigp @800 was $113,200 and in 2006 was $216,500

Homepurchase affordability deglareestimatdd9% from 2000 to 2006.

19.5% of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

HOME PURCHASE AFF@RIDITY 2068 APACHE JUNCTIGMRKET AREA
Median Priced Resale Unit Median Priced New Housing Unit
Income to Housing Cost Raflo 28% 33% 28% 33%

Unit Price $216,500 $216,50( $275,995 $275,995
+ Closing Costs (2%) $4,330 $4,330 $5,520 $5,520
- DowrPayment (3%) $6,495 $6,495 $8,280 $8,280
Estimated Mortgage Amount $214,335 $214,334 $273,235 $273,235
Estimated Monthly Payment at 7% for 30 years, ir] $1,793 $1,793 $2,285 $2,285
principal, interest, taxes, insurance, PMI
Approx. Annual Income Needed to Purchase $76,843 $65,200 $97,929 $83,091
Approximate Hourly wage needetihgi)Il $37 $31 $47 $40
Max other monthly debt (41% total debt ratio) $832 $435 $1,061 $554
Sources: ASU PolyteciRealty Studies, Author
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Communities often wish to have housing policies and programs that positively impetatdee ierdsngf residents. At the same time, many
factors impact their ability to dinf@astructure, planning and zoning, economic opportunity, and changing aléimgzaeiptdither positively or
negativeha communi tyds a bréldted megdsln Apachedlanctiémese fadtoosunsliuda the following:

The Cityaks not own or operate water and sewer s&tibest City ownership and operation, planning and coordination is made more difficult,
particularly for new development.
e There are dual water providere water district and one priVidite water sirict created a master plan in 2001 and an update of that plan is
underway. The private water company has a map but npealaplaan 5s currently underway.
o There is one sewer district with no requirement to hook up unless the housebpétifcndibiaree.
e To permit development, the Superstition Community Facilities District developed a master plan.

A variety of plans have been developed to support the community:
¢ Small area transportation study.
e Stormwater master plan.
¢ Drainage plan.
¢ Trarsportation master plan.
¢ Anlinfill Incentive Plan to encourage commercial and retail development in the downtown by offering a package of incentives.

TheCode Compliance Divisiorks to preserve and enhance the safety and appearance of the commmisigring a program that emphasize
voluntary compliance with City codes such as property maintenance, zoning and building safety codes. Tigs eoniditiopestibsildi

monitored so that efforts can be undertaken to abate dangegyarsdiuribgiarty conditions.

Specific to housing, Apache Junction offers a housing rehabilitation program to help address housing gaaliyajaialiaitman, An

assistance with upgrades to meet medical needs, and marketing and coastiaationfomehomebuyers interested in Habitat for Humanity
housing and the State of Arizona homeownership assistancEl@uegramrograms arganized by the Development Services Division and some
are managed by angations with whom @iy contracts or coordinates to provide services.

The City has adopted the 2006 International Building Code.

The City has graduated permit fees based on valuation.

There are few areas designated for-dhegisety housing typétighedensity hougins generally more affordable than lower density housing.
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Casa Grande

Significant housing conditions in Casa Grande include:

Nearly 2/3 of housing units are-$amgily housing units and another quarter are manufactured housing units or mobile homes.
Singlefamily units accounted for a larger proportion of growth during the 2000 to 2006 housing boom than did other housing types.
Nineteen percent of units are vacant, and over half of these vacancies are seasonal. Vacancy rates are teuglirntayenamttne coo
and higher in the hotter summer months.

A homownership rate of 64% in 208@mang the lowest in the County. Homeownershipea dtighesimong householders age 65

and older, and married couples with no dependent childrenpré@haentstge group was aged 35 to 44 and the most prevalent family type
was married couples with no dependent children.

The greatest proportion (38%) of the housing stock built between 2000 and 2006.

The median price asked for a housing unit in 2R8B80 @¢8sand in 2006 was $160,000.

Home purchase affordability dddinestimaté&®o from 2000 to 2006.

16.26 of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

HOME PURCHASE AFF@RIDITY 2006CASA GRANDBARKET AREA
Median Priced Resale Unit Median Priced New Housing Unit

Income to Housing Cost Rafio 28% 33% 28% 33%
Unit Price $160,000 $160,00( $236,990 $236,990
+ Closing Costs (2%) $3,200 $3,200 $4,740 $4,740
- Down Payment (3%) $4,800 $4,800 $7,110 $7,110
Estimated Mortgage Amount $158,400 $158,40( $234,620 $234,620
Estimated Monthly Payment at 7% for 30 years, including princ $1,325 $1,325 $1,962 $1,962
interest, taxes, insurance, PMI
Approx. Annual Incoeeded to Purchase $56,786 $48,182 $84,086 $71,345
Approximate Hourly wage needetihgi)Il $27 $23 $40 $34
Max other monthly debt (41% total debt ratio) $615 $321 $911 $476
Sources: ASU Polytechnic Realty Studies, Author
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Communities often wish to have housing policies and programs that positively impetatdee ierdsngf residents. At the same time, many
factors impact their ability to do so. Infrastructure, planning and zoning, economic oppoitignitymegtaghtang all impact, either positively or
negatively, a ¢ o mmu nrelated dieedsa Gasa Grangghede fact@asdintiude the followong:s i n g

Specific to Housing, the I@Ggyfive employees and two contracted fielll stafh@m are grant funded. The City has a Housing & Neighborhood

Revitalization Division implements housing programs and other revitalization efforts. These efforts incicllasdmgtuandesseets,

leisure services such as parks,laygrpund equipment, and beautification programs, suelpss eaarprove the s@donomic eneirment in

older neighborhooH®using programs are part of the Neighborhood Revitalization Divisioropechtésusing

e A USDA, Rural developmedtéud A MtHted ol Hwoallsfi ng Programo to provide Homeowner shi
median income. The program has been in existence since 1987 and faces extinction due to population increases.

¢ A Housing Rehabilitation Programypicly assists owners of housing located in older neighborhoods where neighborhood studies (from the n
906s) showed 75% of the units were i n ne eduntgnkdianiagorei yetfunds iyeicalpr ogr
assist families that are very low income or earn less than GoUntyntheian incomeTwelve to fifteen families are helped each year; the
waiting list is from 2 to 3 years.

e Housing counseling and education services are provided to &l pa@itigaograms.

The City has development impact fees for water, sewer, community services (parks and library), police, trgoseonaton agehidr/ems.
Fees are flat for residential development, which is categorizédnasysimdtigamily or other housing. {féuttily and other housing pay a lower
fee than singfamily housing.

Over onhird (34.4%) of zoned land is zoned-flemisity residential use. Comparatively 1.7% is zonetkbfwmityighsidential use asd than
1% is zoned for manufactured housing communitiedernsighessidential and manufactured housing are typically the most affordable and providing
sufficient land for development of these opportunities will heavily influence housing variety.

The Cityo6s GeludegoasiandPbjextives 2p@cifid to housing affordability. These goals and objectives also consider housing variet
gualiy. By incorporating affordable housing into its general plan, the City ensuresmtfeadttmbising conditions is considered as it grows and
changes demographically and economically.-#Hpusingi f i ¢ goal s and objectives in the Cityds

¢ Ensuring opportunities for fair housing, as well as decent, safe andwaséfordabhbides.

e Maintaining and improving the existing affordable housing stock.

e Preserving the quality and appearance of the housing stock and overall appearance of the community.

e Continuing to provide housing rehabilitation and improvement pregeamesuipied properties.

e Increasing the supply of affordable housingdod lmederaiacome families through a variety of sources that support and finance
development.
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Coolidge
Significant housing conditionsahidgenclude:

Three quarterstodusing units are siAgimily housing units and the remaining units are fairly evenly distributedaamilgngqitsuéthd
manufactured housing units or mobile homes.

Singleamily units accounted for a larger proportion of growth duringaz@@&800siog boom than did other housing types. Still, other
housing types were also frequently built.

Eighteen percent of units were vacant in 2000, and over half of these vacancies are seasonal. Vacancy natidw areoheuchiritaver i
month&nd higher in the hotter summer months.

A horeownership rate of 67% in 208@mang the lowest in the County. Homeownershgre dtighesimong householders age 65

and older, and married couples with no dependent children. The most grevplestsaaged 35 to 44 and the most prevalent family type
was married couples with no dependent children.

The age of the housing stock isefe@rjydistributed, with nearly one quarter of housing units built prior to 1960, one quarter built between
1960 and 1979, and one quarter built since 2000. Fewer units were built between 1980 and 2000.

The median price asked for a housing unit in 2@X08@xBd in 2006 wad1100.

Home purchase affordability declined an e&iPéatean 2000 to 2006.

37.86 of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

Communities often wish to have housing policies and programs that positively impatattdoe rerdsnaf residents. At the same time, many
factos impact their ability to do so. Infrastructure, planning and zoning, economic opportunity, and changimgpden eitatposalely or
negatively, a ¢ o mmu nrelated dieedsa @oolidgethege factors inaltierfadlevslg: h ou s i n g

Codes currently in place in Coolidge are:

2000 International Building Code

2000 International Residential Code

2000 Uniform Mechanical Code

2000 International Fire Code

2002 National Electrical Code

1994 Uniform Plumbing Code/Arizoed&btabing Code
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HOME PURCHASE AFFARIDITY 20086COOLIDGEMARKET AREA

Median Priced Resale Unit Median Priced New Housing Unit
Income to Housing Cost Rafto 28% 33% 28% 33%

Unit Price $101,000 $101,00( $177,495 $177,495
+ Closing Costs (2%) $2,020 $2,020 $3,550 $3,550
- Down Payment (3%) $3,030 $3,030 $5,325 $5,325
Estimated Mortgage Amount $99,990 $99,990 $175,720 $175,72(Q
Estimated Monthly Payment at 7% for 30 years, including princ $836 $836 $1,470 $1,470
interest, taxemsurance, PMI
Approx. Annual Income Needed to Purchase $35,829 $30,400 $63,000 $53,455
Approximate Hourly wage needetingk)ll $17 $15 $30 $26
Max other monthly debt (41% total debt ratio) $388 $203 $683 $356

Sources: ASU Polytechnic Realty Studies, Author

Development impact fees are not triggered by rehabilitation, unless the rehabilitation intensifies the usedslitthred adidiogather activity
increasing the size of the water meter. Development fees are the saméaioilalhaiitde regardless of valuation and lower for all other housing

types.

The

Cityods

Ca pthdtian ¢ |l urdperso vreinmeen te IPd naennt s |,

liguid waste, solid waste,spanmkl recreation, fire, transportation and police.
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2003
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e Rehabilitating substandard housing.
e Supporting alternative housing types for specific populations girttiedipgrémters.
e Ensuring opportunities for decent, safe, sanitary and fair housing.
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e Maintaining and improving the existing affordable housing stock and the overall environment of the commngihotigioggh continui
rehabilitation programs, cofte@ment activities, referral servalasiar demolition, and neighborhood improvement programs that support
community and historic character.

¢ Increasing the supply of affordable housingfat toederatecome families through a variety @ssthatcsupport and finance development. This
includes applying for available government resources, using the Capital Improvement Program to improve defieauntanfeaghioctboods,
developing standards for a density bonus prograntetaffootable housing in large projects, coordinating with nonprofit and other government
organizations, examining ways to incent developers to reduce coseswiadioldability is assured, and using affordable housing as a tool for
stimulatingljoopportunities for residents.

e Providing a manufactured home zone to promote affordable housing development at medium densities.
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Eloy

Significant housing conditions in Eloy include:

e Six in ten housing units are diaglidy housing units and one gaagtenanufactured housing units or mobile homes.

¢ Manufactured housing units accounted for a larger proportion of growth during the 2000 to 2006 housing basimghgpedid other ho

¢ Only ten percent of units were vacant in 2000, and the thegarityeoé rental vacancies.

¢ A homownership rate of 64% in 200@mang the lowest in the County. Homeownershgeraigeesamong householders age 55
and older, and married couples with no dependent children. The most prevalent age gbatiopidandghe most prevalent family type
was married couples with dependent children. This indicates that thentfastifyréyads and age groupess lwasring difficulty or
otherwise do not wish to purchase housing in Eloy.

e The age of the haus stock is older than in most other Genindcommunities, with four in ten units built between 1960 and 1979 and
another two in ten built before 1959.

e The median price asked for a housing unit in 2000 was $49,600 and in 2006 was $106,000.

¢ Home puhase affordability declined an estimated 80% from 2000 to 2006.

o 24.9% of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

Communities often wish to have housing policies and programs that positively impatdatdte redsnaf residents. At the same time, many
factors impact their ability to do so. Infrastructure, planning and zoning, economic oppoignitymerytaghtdog all impact, either positively or
negatively, a ¢ o mmu nrelated dieedsa Huay these factots inclualaltiderfolasvimg: h ou s i n g

The City is in the process of updating its general plan.

The following codes aredoepin Eloy:
e 1997 Uniform Administrative Code
e 2003 International Building Code
e 2003 International Residential Code
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HOME PURCHASE AFFABRIDITY 2006ELOYMARKET AREA

Median Priced Resale Unit

Income to Housing Cost Raffo 28% 33%

Unit Price $106,00d $106,000
+ Closing Costs (2%) $2,120 $2,120
- Down Payment (3%) $3,180 $3,180
Estimated Mortgage Amount $104,940 $104,940
Estimated Monthly Payment at 7% for 30 years, including princi $878 $878
interest, taxes, insurance, PMI

Approx. Annual Income Needed to Purchase $37,629 $31,927
Approximate Hourly wage needetihfgjll $18 $15
Max other monthly debt (41% total debt ratio) $408 $213

Sources: ASU Polytechnic Realty Studies, Author
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Florence

Significant housing conditions in Florence include:

¢ Fourin ten housing units are sifagiely housing units &g in teare manufactured housing units or mobile homes.

¢ Singléamilyhousing units accounted for a larger proportion of growth during the 2000 to 2006 housing boom than did other housing type

¢ Thirtyonepercent of units were vacant in 200eamayjority (66%) of vacancies were seasonal. Vacancy ratestheedoaler in
winter months and higher in the hotter summer months.

¢ A homeownership rate%t &h 2000. Homeownership wateshighesimong householders @gand older, and married couples with no
dependent childrefhese we also the most comraga ranges and family types.

¢ The age of the housing stoekrig evenly distributed with 30% built between 1990 and March 200, 20% built between 1980 and 1989.
Housing built before 1959 is as prevalent as housing built since 2000, with egdBre@regahtrhousing stock.

e The median price asked for a housing unit in 20@)608n# in 2006 was6®1000

e Home purchase affordability declined an e&t#¥rbatrean 2000 to 2006.

e 19.3%6 of home purchase and refinance loans made betweer2@000vanel made by subprime lenders.

Communities often wish to have housing policies and programs that positively impatdatdte remdsnaf residents. At the same time, many
factors impact their ability to do so. Infrastructure, planmimgaecbnomic opportunity, and changing demographics all impact, either positively or
negatively, a ¢ o mmu nrelated dieedsa MiFlbrentey theseofactard idaludestte fobhowings i n g

The Town of Florence adopted a developmém20@de The development code includes the followirgphoiigirgptions:
Minimum lot area coverage to encourage affordability or create housing for specific populations such as active retirees.

Building permit fees are based on valuation artddysadileat less costly housing pays a lower fee. Development impact fees are in place for
transportation, general government, public works, police, fire/ems, parks and community facilities, libTdrgsenfdsaritatftat.for single
family esidential and other types of residential units.

The Town partners with the school district to build one home annually for a local family. The Town does mexirimhlententsingpo
programs.
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HOME PURCHASE AFFABIRITY 2006FLORENCHIARKE AREA
Median Priced Resale Unit Median Priced New Housing Unit
Income to Housing Cost Rafo 28% 33% 28% 33%

Unit Price $169,000 $169,00( $193,495 $193,495
+ Closing Costs (2%) $3,380 $3,380 $3,870 $3,870
- Down Payment (3%) $5,070 $5,070 $5,805 $5,805
Estimated Mortgage Amount $167,310 $167,31( $191,56( $191,56(
Estimated Monthly Payment at 7% for 30 years, including princ $1,399 $1,399 $1,602 $1,602
interest, taxes, insurance, PMI
Approx. Annual Incokeeded to Purchase $59,957| $50,873 $68,657] $58,255
Approximate Hourly wage needetihff)ll $29 $24 $33 $28
Max other monthly debt (41% total debt ratio) $650 $339 $744 $388
Sources: ASU Polytechnic Realty Studies, Author
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Kearny
Significant housing conditions in Kearny include:

¢ Nearly ninie ten housing units are sifaglely housing units.
e There was very little growth in housing since 2000.
¢ Only 10% afits were vacant in 2000, and the nudjoatancies were famtr

¢ A homeownership rat8286in 2000. Homeownership rates ighest among householders age 65 and older, and married couples with no

dependent children. Thege also the most common age ranges and family types.
¢ Nine in ten housing units wéishiadore 1979.
¢ The median price askedafbousing unit in 2000 was $56,600 and in 20060@as $96
¢ Home purchase affordability declined an eg@&ratrean 2000 to 2006.

e 26.96 of home purchase and refinance loans made between 2000 and 26y salritad lenders.

Communities often wish to have housing policieg

HOME PURCHASE AFFABRIDITY 2008KEARNYARKET AREA

programs that positively impact the hilated
needs of residents. At the same time, many fact

Median Priced Resale Unit

impact their ability to do so. Infrastructure, plant

Income to Housing Cost Rafio

28%

33%

zoning, econdoropportunity, and changing

. . . . UnitPri 96,000 96,000
demographics all impact, either positively or neg nitrrice $ $
a communityds a breldted megds| + Closing Costs (2%) $1,920 $1,920
Smaller communities such as Kearny may occag Down Payment (3%) 2 880 $2.880
utilize community development resources for ho : :
purposs, yet the majority of government resourcg Estimated Mortgage Amount $95,040 $95,040
usually focused on providing infrastructure and K
administration consists of public works including| "Mt€"est taxes, insurarid)
sewer, garbage and streets, recreation including| Approx. Annual Income Needed to Purchase $34,071 $28,909
swmming pool, park and teen center, library, air _ _

. . Approximate Hourly wage need Il $16 $14
and volunteer fire,-fule ambulance services, an PP y wagd etintey
police services. Max other monthly debt (41% total debt ratio) $369 $193
Sources: ASU Polytechnic Realty Studies, Author
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Mammoth

Significant housing conditiokgmmotimclude:

¢ Nearlsixin ten housing units are sifagigly housing urdrsd three in ten are manufactured housing units or mobile homes.

e There was very little growth in housing since 2000.

o 196 of unitsave vacant in 2000, and the majority of vacancies were for rent.

¢ A homeownership raté@b in 2000. Homeownership ratedhighest among householders aged! older, and married couples with no
dependent children. These were also the most cemarggea@nd family types.

e Three quartershafusing units was built before 1979.

¢ The median price asked for a housing unit in 2CE)D@AsK in 2006 wak2$00.

¢ Home purchase affordability declined an e&&atrean 2000 to 2006.

Communitiexften wish to have housing policies ar HOME PURCHASE AFF@GRIDITY 2006MAMMOTMARKET AREA
programs that positively impact the halated

needs of residents. At the same time, many factc
impact their ability to do so. Infrastructure, plann Income to Housing Cost Rafio 28% 33%
zoning, economic opportunity, and changing

demogmhics all impact, either positively or negati
communityds abi-elatadyeedso | + Closing Costs (2%) $1,440 $1,440
Smaller communities such as Mammoth may occ

Median Priced Resale Unit

Unit Price $72,000 $72,000

. . - Down Payment (3%) $2,160 $2,160
utilize community development resources for hou
purposes, yet the majority of goveresaumtces are | EstimateMortgage Amount $71,280 $71,280
usually focused on providing infrastructure and b
Community services and amenities. The Town Estimated Monthly Payment at 7% for 30 years, including $596 $596
administration consists of public works including | "Mte"est taxes, insurance, PMI
sewer, cemetery, garbage, streets, parks, and sw Approx. Annual Income Needed to Purchase $25,543 $21,673

ool, library, and police sesvice _ .
P y P Approximate Hourly wage neg@ditime) $12 $10

[
Max other monthly debt (41% total debt ratio) $277 $144

Sources: ASU Polytechnic Realty Studies, Author
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Maricopa
Significant housing conditions in Maricopa include:

¢ Nearly all (98.6%) of housing ungigtefamily housing units.

¢ There was explosive growth in population and housing units from 2000 tes2066. pblicety of housing units have been built since

2000. Nearly all of this growth wasfaimgiehousing units.

¢ There were few hougings in 2000. At that time, most (94%) were occupied.
¢ Alow homeownership rate of 52% in 2000. The homeownership rate is now likely much higher.
¢ The median value of a housing unit in 2000 was $75,500 and in 2006 the median sales price was $220,000.
¢ Hame purchase affordability declined an estimated 139% from 2000 to 2006.

HOME PURCHASE AFFARIRITY 2006MARICOPMARKET AREA
Median Priced Resale Unit Median Priced New Housing Unit
Income to Housing Cost Rafio 28% 33% 28% 33%
$219,500 $219,50( $198,000 $198,00(C
+ Closing Costs (2%) $4,390 $4,390 $3,960 $3,960
- Down Payment (3%) $6,585 $6,585 $5,940 $5,940
Estimated Mortgage Amount $217,305 $217,304 $196,020 $196,020
Estimated Monthly Payment at 7%yeai®) including principal, $1,817 $1,817 $1,639 $1,639
interest, taxes, insurance, PMI
Approx. Annual Income Needed to Purchase $77,871 $66,073 $70,243 $59,600
Approximate Hourly wage needetihfijll $37 $32 $34 $29
Max othemonthly debt (41% total debt ratio) $844 $440 $761 $397
Sources: ASU Polytechnic Realty Studies, Author

Communities often wish to have housing policies and programs that positively impatattdo: remdsngf residents.
factors impact their ability to do so. Infrastructure, planning and zoning, economic oppoignignerytagtang all impact, either positively or
c 0 mmu rnvelated deedsa Maridopathese factors amaludertree $oBowihgo u s i n g

negatively, a

At the same time, many
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— The City adopted its general plan in BO®&ity has focused much of its resonrtespublic facilities and services needed in response to
sharp increases in demand generated by rapid growth. Residential areas are almost daotilgidetashegiehomes. Still, duplex, multi
family and other common wall dwellings ameeprésbe included in future development. Maricopa citizens support a highaidtettoé growth
promise of the creation ofafellf vi ce communi ty, including housing development th
indudes a balance of employment and housing, and specific goals and objectives towards this vision include:
¢ Supporting land use requests that improve the balance between housing and employment.
¢ Establishing disbursed employment areas antsena@vityeaters.
¢ Allowing flexibility for mixed commercial and residential uses.
¢ Preparing a housing element for the general plan to address community needs, diversity, design variety, and affordability.
¢ Using zoning and subdivision standards to promote hayaiing div

— The City has very limited land identified for future high density development. However, the ability of ligtodengitgiudsdienplanned
development and mixse zones may encourage this type of housing.

- The Cit ya ncluespapulaidn prpjéctions based on the explosive growth that occurred since 2000, and these gnowth projections
significantly from those included in this needs assessment. Regardless of the actual population growthlilah e signtfiea@ity
ongoing planning and development activity. Supporting that activity and providing appropriate infrastrutitcoatamceserbie¢bemMocus
of the Citybds efforts.

— The City has published fee schedules for both buildimgitsrehd development impact fees. Building and permit fees are graduated and based
on valuation. Development impact fees are imposed for parks and recreation, library, public safety, genesaigporeatiorean aid t
singlefamilyandnees i dent i al devel opment . Devel opment i mpact fees are us
Plan.

According to City staff, from Julyt@@®tember 2007, the City of Maricopa issued B6t3@8 ofew single famabidential building permits. The
2007 calendgear single family permits issued actually exceeded the 200®5tatadt 2,471, respectively. Fueled by explosive growth, the
population of Maricopa is expected to reach nearly 100,000 r23ideoftfetiyg tremendous opportunities for business and coramercd in
population to be served.

Further, City staff added tisédraficant driver of this population growth is due taffangsibility in Maricopa as compared to other @ties in th
PhoeniMetro area coupled with comparable accessibility and commut€itgteS METEOpa has consistently retained the most affordable median
home price of compared cities and the Phoenix Metro aregopléatomal however, is highly etlscver 46% of residents survey2a07

report a Bachelor's Degree or higher, and nearly 86% Ipasthsgimschool training.
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Queen Creek

The majority of the Town of Queen Creek is located in Maric@al @uantgeds assessment considers only that part located in Pinal County.
Overall, Queen Creek has experienced growth in population and housing very similar to that desSitd@tidanbdasipay conditions in
Queen Creek as defined $nRimial County assessment include:

There were very few housing units located in Pinal County. Of those located in Pinal County, more thargifdmitytenitsere sin

Nearly all growth was sifagt@ly housing units from 2000 to 2006.
Allunis wereoccupied 2000, and the majof@8%) by homeowners
The mediavalue of a housing @900 was3®,000and the median price of a housir2p06itwas2i10,000
Home purchase affordability declined an e&i#batean 2000 to 2006.

9.2%6 of hme purchase and refinance loans made between 2000 and 2004 were made by subprinpetead&ge includes loans in

Maricopa County.

HOME PURCHASE AFF@RIDITY 2006QUEEN CREBKWARKET AREA
Median Priced Resale Unit Median Priced New Housldgit

Income to Housing Cost Rafio 28% 33% 28% 33%
Unit Price $198,000 $198,00( $233,450 $233,450
+ Closing Costs (2%) $3,960 $3,960 $4,669 $4,669
- Down Payment (3%) $5,940 $5,940 $7,004 $7,004
Estimated Mortgage Amount $196,020 $196,02( $231,114 $231,116
Estimated Monthly Payment at 7% for 30 years, including princ $1,639 $1,639 $1,933 $1,933
interest, taxes, insurance, PMI
Approx. Annual Income Needed to Purchase $70,243 $59,600 $82,843 $70,291
Approximate Hourly wage needetihffjll $34 $29 $40 $34
Max other monthly debt (41% total debt ratio) $761 $397 $897 $469
Sources: ASU Polytechnic Realty Studies, Author
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Communities often wish to have housing policies and programs that positively impetatdee ierdsngf residents. At the same time, many
factors impact their ability to do so. Infrastructure, planning and zoning, economic oppoitignitymegtaghtang all impact, either positively or
negatively, a ¢ o mmu nrelated dieedsa Quiedn Cregkhede fact@asdintiude the followong:s i n g

As part of Maricopa County, the Town has access to housing and communtityedeuetmsntieat are not as readily or directly available as in Pinal
County.

The Town has adopted the following codes

e 2003 International Building & Associated Codes. e 2002 National Electrical Code
0 2003 International Building Code e 1994 Uniform Plumbing Code
0 2003 International Residential Code e 2003 International Property Maintenance Code
0 2003 InternatianMechanical Code e 2003 Existing Building Code
0 2003 International Fire Code e 2003 CodBRequirements for Housing Accessibility
0 2003 International ElectGcaleAdministrative o 1982 Adobe Amenaini® the Uniform Building Code (re
Provisions July 1988)

The Town collects development impact fees for wastewater, parks and recreation, fire, library, town faatiivies,exktogmsgnftact fees
are highest for mobile homes and lowest fanmiyltiousing.

The Townés Neighborhood Preservation Division enf oactveapprdachwn cod e
They provide programs and epypies for residents to participate in neighborhood and community beautification.

The Town of Queen Creek adopted its current general plan in 2002. The general plan includes the followiatghousing related go
¢ Monitoring absorption rates to ensul@nthét not rezoned when ample progeely land already exists.
¢ Encouraging maspéanned communities that provide a mixture of housing types.
¢ Encouraging residential development that provides housing attainable to an expanded local gntergdiasal emplo
¢ Tracking net employment growth or lods;gopslation and housing ratios, and average commute times.

There are no higbnsity zones in Queen Creek.

The Town has an economic development strategic plan. This phausimducgateals primarily related to increasing the image of Queen Creek
as an upscale maye community.
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Superior

Significant housing conditions in Superior include:
¢ Eightin ten housing units are dargley housing units.
e There has been very little gravithiising since 2000.
e 17% of units were vacant in 2000, and the majority of vacancies were for rent.
¢ A homeownership rate of 72% in 2000. Homeownership rates were highest among householders age 45 and okryigmdanarried coupl
dependenthildren. These were also the most prevalent age ranges and family types.
e Six in ten housing units were built before 1959 and an additional two in ten were built between 1960 and 1979.
¢ The median price asked for a housing unit in 2000 was $372606 avesi$i128,000.
¢ Home purchase affordability declined an estimated 132% from 2000 to 2006.
e 28.5% of home purchase and refinance loans made between 2000 and 2004 were made by subprime lenders.

Communities often wish to have housing policies a HOME PURCHASE AFF@RIDITY 2006SUPERIORIARKET AREA
programs that positively impact the houslisigd needs

of residents. At the same time, many factors impau
ability to do so. Infrastructure, planning and zoning Income to Housing Cost Rafio 28% 33%
economic opportunity, and changing demographics
impact, either positively or negativela ¢ o mmy
to address housirglated needs. In Superior, + Closing Costs (2%) $2,560 $2,560
applications for Planned Area Development that ing
deviations from the original zoning may choose as
option to provide not less than 10% and not more t| Estimated Mortgage Amount $126,72( $126,72(
of residentiahiis as affordable housing.

Median Priced Resale Unit

Unit Price $128,000 $128,000

- Down Payment (3%) $3,840 $3,840

Estimated Monthly Payment at 7% for 30 years, i $1,060 $1,060
principal, interest, taxes, insurance, PMI

Approx. Annual Income Needed to Purchase $45,429 $38,545
Approximate Hourly wage needetingi)ll $22 $19
Max other monthly debt (41% total debt ratio) $492 $257

Sources: ASU Polytechnic Realty Studies, Author
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POLICY AND STRATH®YNU

The following tables demonstrate policies and actions that may be undertaken by Pinal County as well asdl owadjuofidictibpe\eate
organizations to positively impact conditions. fdliisasdocus on six primary goals:
1. Increase capacity for and coordination of affordable housing programs and projects.
Increase the availability of and access to a variety of funding resources.
Increase the dedication of land for future affardsibig production.
Incorporate affordable housing and housing affordability into planning and zoning processes and decisions.
Encourage private investment in affordable housing.
Develop and deliver comnihaiggd programs.

S e

Policies and strategies aenied for implementationegitlal provision for the housing needs of all segments of the community regardless of race,
color, creed or economic level.

How to Use the Menu

All of the goals, objectives and actions are suited to exploration antatiampieRiaal County during the next ten years:-ygéae shert
term (5 yrs) and loAgrm (6L0 yrs) columns apply to a suggested time frame for exploration and/or implementation by Pinal County only.

Those strategies that are suitable§ormoj ur i sdi cti ons are shaded in the Amost jurisdic
strategies only after a complete assessment of local conditions. Some local conditions are ideniviige sirdtéggphatyeseich
conditions generally merit further exploration prior to adopting policy and implementing strategies.
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GOAL 1: INCREASE @GAFTY FOR AND COORDIION OF AFFORDABIRJSING PROGRAMS RRODJECTS

[2])
Policy or Action 5 EG E® &
o 25 o3 BB
2158239328
6 cd 5o 2
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Objective A: Evaluate and Establish Processes
1.A.1 | Establish a process for continually tracking key housing market conditions, including variety and affordabilit)
1.A.2 Ensure that housing programigsies and actions incorporate an analysis of current and projected economic, s
political forces, the potential for displacement or loss of existing affordable units, resident input, peritignenc]
mechanisms, balance of varietgféordability, and impact on neighboring jurisdictionswideoefifibyts.
1.A.3 | Atleast annually, update housing sales volume and median price data to ensure that current policies, pnagrams
targeted appropriately.
1.A.4 | Atleast annually, update apartment rental information including median rent and vacancy rates by bedroonrreine
policies, programs and projects are appropriately targeted.
Objective B: Create Formal and Informal Organiza®ivnatures to Support Housing Policies and Activities
1.B.1 | Expand the role and authority of the Housing Advisory Board:
o Identify and map governroemied land throughout the County and by jurisdiction;
o Identify and map land zoned for manufaouitéamily or mixate development;
o Educate staff, appointed and elected officials regarding practices that increase the supply of affordable
housing affordability;
0 Act as a coordinating body for all possible affordable housing projg@marnay providing information regard
suitable sites and resources;
0 Serve as a review committee for proposed plans to ensure that housing variety and affordability are adg
1.B.2. | Evaluate the creation of a County or local Bounsmigsion or staff function charged with quantifying local mark
conditions, creating key relationships, researching and suggesting policies and strategies, establishing arsd
and resources and reviewing planned development agreements.
1.B.3. | Identify a primary role for the Housing Advisory Board or successor organization. Consider regulation, advc
facilitation/intermediary, lender or equity investor, and developer.
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GOAL 1: INCREASE @GAFTY FOR AND COORDIION OF AFFORDABIAIJSING PROGRAMS RRODJECTS
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Policy or Action 5 EH E@ &
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1.B.4. | Identify and involve other agencies and organizations, including government, nonprofit and private, essenatic
with affordable housing policies and strategies.
1.B.5 | Empower a regional affordable housing policy andistiategyaking body.
1.B.6 Establish a Housing Task Force comprised of local government, nonprofit and private interests to researaingeewdal
appropriate policies and strategies to elected and appointed officials.
1.B.7 | Evaluat¢he effectiveness of various organizational structures to finance, construct or manage housing for hc
less than the area median income or for other target populations as rtatirfrerodiidentified. At a minimum
evaluate:
a. An exparet role for existing housing authorities;
b. A community development corporation (CDC) or similar nonprofit organization.
1.B.8 | When developing and implementing programs and projects, ensure that all roles, relationships and lines of authc
Designate one or more positions to ensure compliance.
Objective C: Develop Education Materials and Outreach Activities to Support Housing Policies and Actions
1.C.1 | Set specific community education goals and educate the public, ledgcseaffaanudappointed officials regarding h
variety and affordability. Repeat selected themes often. Include:
a. Factual information on specific information such as density, crime, design, traffic, and parking;
b. How moderate and higheome ownersrzfit from federal tax policy and private sector underwriting standarg
c. The range of employment and income opportunities and how these relate to the cost of renting or owning
1.C.2 | Develop a portfolio of projects and programs. Includiepbidb@sappearance, design, and impact on individuals
neighbors and neighboring properties, employers, sales tax revenues, traffic reduction, and other visual/staj
1.C.3 | Ensure that a public input process is utilized faradjreeys, projects and policies.
Objective D: Support Processes, Organizational Structure and Education Efforts through Continued Evaluation of Haunsing Condi
1.D.1 | Examine the financial impact of increased property taxes on existipgmesitietiisse of {and moderaiacomes.
1.D.2 | Map the location of Section 8 voucher holders and identify common characteristics of selected geographic ¢
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GOAL 1: INCREASE @GAFTY FOR AND COORDIION OF AFFORDABIAIJSING PROGRAMS RRODJECTS

Policy or Action

Oneyear

(25 yrs)

Shortterm
Longterm

(610 yrs)

Most
Jurisdictions|

1.D.3

Undertake a housing conditions inventory in areas consistinghmusiaglysioick built prior to 1980. Identify and
substandard units into four categories: 1) minor and cosmetic repair and removal of code violations; 2) onod
including at least one major system failure; 3) substantial rehehititationore than one major system failure; a
not suitable for rehabilitation.

1.D.4

Undertake a systematic housing inspection program in areas with a high volume of substandard dwellings g
violations. Seek resources from fedat®laisd local sources to ensure the program is well funded and resourct
available to assist property owners.

1.D.5

Utilize a systematic approach to identify the needs of neighborhoods or other geographic areas, both incorp
unincorporated, where residents are primarilgrod loaderaiacome. Involve neighborhood residents in the plal
process and develop action plans to meet identified needs including social and community services, infrastr
transportation,@wmic development, law enforcement and affordable housing.

1.D.6

Develop comprehensive redevelopment or revitalization plans for identified geographic areas or neighborhoods |
rehabilitate, and revitalize through: targetedrababihigtion and code enforcement, removal of abandoned and dila
structures, encouragement of infill development, encouragement of business and job development, coordination
improvements with other activities, pedastriiptreetscapes and transportation opportunities, development of neec
community facilities and other comarigritgd services.
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GOAL 2: INCREASE TAEAILABILITY OF ARDCESS TO A VARIEJK FUNDING RESOURCES
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Objective A: Increase the Amount of-leoal Funding Sources invested in Housing
2.A.1 | Support projects and programs that meet County and local goals and objectives andfandiapying ésrfrom
governmental and private sources.
2.A.2 | Pursue federal and state funding to expand the supply of financial resources and funding available for affor(
programs and projects, including designation and applicaticesturetsas entitlement jurisdiction or urban coy
Objective B: Reduce Reliance on-Moal Funding Sources by Establishing Local Funding Sources and Mechanisms
2.B.1 | Explore the creation of a Dedicated Revenue Fund or Housing Exasnhifengolitical will to dedicate revenue, cg
to oversee and administer, and possible sources of capitalization. Define parameters of Fund use, including
repayment options, types of housing, intended residents, affordableasspacesypotential for displacement orf
of existing affordable units, permanency of affordability mechanisms, balance of variety and affordability, arn
neighboring jurisdictions or covidgyefforts.
2.B.2 | Create a Dedicated HouBimud or Housing Trust Fund. Establish an oversight bodgancémigl plan. Ensure t
Fund has the ability to accept resources from multiple sources. Continually examine new sources of revent
Revenue and/or Housing Trust Flmadsde:
a. Sale of governmentned property;
b. Real estate transfer taxes;
c. Developer fees;
d. Private and public foundations;
e. Lodging tax.
2.B.3 | Explore the creation of a linkage program that would require developers to assist in thefferddbfertenisifg if
they are developing real estate that could increase the demand for affordable housing, such as hotels eoffici
2.B.4 | Explore the waiver of permit fees and paying or deferring impact fees a®ircmmagesafiordable residential
development or neighborhood revitalization. Ensure that specific guidelines regarding income, rent or purch
occupancy requirements are developed and met.
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GOAL 2: INCREASE TAEAILABILITY OF ARDCESS TO A VARIEJK FUNDING RESOURCES
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2.B.5 | Explore the creation of emplmsedorograms and assistance. Explore counseling and education services, fini
matching, interest buydowns or mortgage assistance, subsidized rent, rehabilitation or purcimaassistarscenoy
land contributions, and direct development and eranaikeramployers of all sizes.
2.B.6 Explore the creation of a linked deposit program wherein financial institutions are selected for deposit af goy
based on their willingness to contribute loans and other resources to aalivéiepubisiuding affordable housing
2.B.7 Explore the creation of a Community Land Trust (CLT) to provide secure, affordable access to land and hou
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GOAL 3: INCREASE TAMEAILABILITY AND OEBTION OF LAND FERTURE AFFORDAB1BUSING PRODUCTION
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Objective A: Acquire and Contribute Land as a Mechanism to Ensure Housing Availability and Affordability
3.A.1 | Explorghe possible use@mmunity Development Block Grant funding and General Obligation Bonds as soul
acquisition and neéarm affordable housing development.
3.A.2 | Evaluate the suitability of all goveromeed property for affordable housing. Incdsdesament of whether each ¢
be dedicated for development by a nonprofit organization, or rezoned for manufademesidyoh dugireg.
3.A.3 | Explore the conveyance or sale of @ewnrgy property to nonprofit organizations phaviddlaffordable housing for|
lowincome families (A.R.S.831.10)
3.A.4 | Identify and map publiaiyned parcels that may have room for residential development. Include surplus parce
or underdeveloped portions of aatBeglysites, commercial and recreational propertydansitpwstructures in areas
suitedor higher densities.
3.A5 Evaluate publigywned parcels for housing development potential, particularly affordable housing.
3.A.6 | Evaluate publigywned parcels for miwed development potential, including affordable housing.
3.A.7 | Explore incentives for agencies to participate in the development of affordable howsivgedrpputdisly
3.A.8 | Consider adaptive reuse of public and vacant structures for affordable housing.
Objective B: Expand the PotentialHovatelyowned Parcels to Contribute to Housing Availability and Affordability
3.B.1 | Develop a process for identifying and tracking abandoned, vacant and foreclosed property. Evaluate such |
affordable housing.
3.B.2 | Explorenechanisms to facilitate infill development.
3.B.3 | Evaluate the rezoning of underutilized commercial property to resideqisal zonirigedEnsure thatpotential impal
rezoning may have on existing businesses, as well as futurdeedopment and job creation potential is evalua
3B4 |l dentify areas in advance where developers canoliu
needing a variance or negotiated process.
3.B.5 | Ensurdhat adequate sites are designated fdamiljtiand manufactured housing to meet expected demand amq¢
households at various income levels, includiog aery loimcome households.
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GOAL 4: INCORPORASHH-ORDABLE HOUSINEAHOUSING-FORDABILITY INTOARNING AND ZONINBOZESSES AND DECNS(
[2)

Policy or Action 5 |Ew Eq _S

(0] L 3 0> 9o

g 592923

8 cd 5o 2

a 139 5

Objective A: Establish Processes to Promote Housing Quality, Variety and Affordability

4.A.1 | Inregulatory policy, add maintaining and increasing the supply of affordable housing as a primary goal.

4.A.2 Incorporate a Housing Element in compliance with A.R.S-developetycomprehensive or general plans.

4.A.3 | Promote affordalleusing as part of new planned development.

Objective B: Continually Examine Housing Affordability through Assessment of Policies and Standards

4.B.1 Explore the development of standards and policies that reduce or rebate fees andpednitddrsitbndousing th
is available for rent to targeted households.

4.B.2 | When updating land use and other regulatory policies, reassess the impact of regulatory policy on housing
affordable housing development.

4.B.3 | Carefully examine how zoning provisions and building codes add to the cost of production of all units, Iitst ju

Objective C: Incorporate Policies and Mechanisms that Promote Housing Availability and Affordability into LoCaldeSo8tandards,
and Related Requirements

4.C.1 | Explore the waiver of or reduction of setbacks, parking or landscaping requirements when affordable housir

4.C.2 | Explore the elimination of minimum lot sizes in specifiermmmenge developers to create units within the site a
environmental constraints of a property.

4.C.3 | Examine the potential for a common building code and plan review checklists among all jurisdictions throug

4.C.4 | Examineeduced parking requirements, smaller minimum lot sizes, and alternative construction methods anc
methods to lower housing production costs.

4.C.5 | Evaluate the adoption of rehabilitation codes that tailor compliance requirements to the type and extenatodrp,
work.

4.C.6 | Implement rehabilitation codes in defined areas as a method to rehabilitate older builictieesc pnoeidemixede
housing and spark redevelopment or revitalization.

4.C.7 | Ensure that infill housing is compatible with the surrounding neighborhood.
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4.C.8 | Develop new development codes and ordinances to encourage urbadestglg, hegltemtial development in areas of
activity.
4.C.9 | Maintain the historic character of existing neighborhoods and buildings through development guidelines tivatiprol
and rehabilitation of existing structures.
4.C.10 | Establish design criteria for manufactured and modular housing to promote placement in a wider array of zoning
4.C.11 | Develop new codes and revise existing ordinances to encourage housing that will accommodate el ribealsied s¢
individuals
4.C.12 | Ensure that new housing units are designed to respect the mass, scale, siting and form of other buildingsairea. ne
4.C.13 | Use huffering, screening and design standards to mitigatehigpesctsnsity residential development on neighbol
lowetdensity residential development.
4.C.14 | Ensure that affordable housing is integrated into existing development and neighborhoods to avoid econom
4.C.15 | Examine denslignuses and reduced parking requirements for senior housing based on the limited impact of suct
infrastructure.
Objective D: Expand the Potential for Additional Housing Availability and Affordability through Cooperation and Expedition
4.D.1 | Evaluate and implement expedited and simplified permit and review processes for all development. Consid
approaches for expediting the approval process for housing for identified populatidnspmehasskeholds,
workforce, orapial needs.
4.D.2 | Create a orgtop shop that-tmcates permitting, licensing;gblacking and other developnedated services in one
central office.
4.D.3 | Identify methods by which developers whose plans for affordable housing are accepted in one jurisdictiod w
in other jurisdictions throughout Pinal County.
4.D.4 | Involve housing staff in development review and negetistioasitdlear and mutual understanding of housing variety
affordability conditions.
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Objective E: Provide for a Variety of Uses that Promote Housing Availability and Affordability through Zoning
4.E.1 | Encourage mixede zoning to allow different types of uses within the san@e Birpldre mixed zoning by right as
mechanism to shorten the approval and development process.
4.E.2 | Explore a variety of zoning districts to encourage housing variety, such as traditional neighborhood orictastg
4.E.3 Exploreforma s ed zoning as a mechanism to reduce fiNot I
4.E.4 | Explore neighborhood district zoning in which a variety of housing types, Hiachilyingj mgdetinily as well as
commercial and retail space are included.
4.E.5 Minimize commute times by encouraging zoning that increabesshejbakance.
4.E.6 Explore areas where Accessory Dwelling Units may be built and incorporate such units into the zoning.
4.E.7 | Evaluate density bonusesmgthod of constructing more affordable units within neatevsarkdivisions.
4.E.8 Explore the use of density bonuses as a mechanism to increase affordability and integrate affordable-tadasit
neighborhoods.
4.E.9 Incorporateighdensity residential structures into areas witbnisigy office and retail structures.
Objective F: ldentify Incentives to Encourage Housing Availability and Affordability
4.F.1 Provide for continued code amendments as appropdatiaedrograms to assist in the redevelopment or rehg
of dilapidated and/or vacant housing stock.
4.F.2 Provide for zoning incentives that encourage the development of diverse housing types, including smalletsr|
foraging singles and couples, and three, four,-bedreen units suitable for large families.
4.F.3 Develop incentives to encourage the development of land to accommodate the placeimahtafdtabtaiigilt
housing.
4.F.4 Develogtandards for the use of alternative building materials.
4.F.5 Establish policies and standards that encourage the developmetensityigihermilimily housing opportunities
adjacent to and within existing employment and other caraasercial
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4.F.6 Evaluate the rezoning ofdemsity residential to higbiemixed density residential.
4.F.7 Ensure that high density and mseedevelopment fits within the existing character of neighborhoods.
4.F.8 Evaluate zoning policies to ensure that a diverse range of housthgdipgeslitifamillfomesmanufactured honsesl
accessory dwelling yrite possible to deliver housing that meets a broad range of needselad price le
4.F.9 Develop reasonable standards for manufactured homes within appropriate areas to ensure housing is affor(
at a range of income levels.
4.F.10 | Ensure that zoning policies recognize and accommodate thepnefedsreres of a changing demographic, includi
seniors, couples without children and people living alone.
4.F.11 | Evaluate how adjoining zoning districts might be consolidated to promote a greater diversity of allowablg us
districtsnight be introduced to supplement the existing code to promote housing variety and affordability.
4.F.12 | Reevaluate land use recommendations for areas adjacent to major transportation corridors foensitingrfdmhiginse
developmettiat includes affordable housing.
4.F.13 | Amend existing land use maps to accommodate the estimated 2020 population, including households at val
Objective G: Encourage Affordable Housing Development
4.G.1 | Ensure thaubsidized housing is located close to shopping, employment, schools and community services and in
not encourage concentrations-osfdome households in one geographic area.
4.G.2 | Promote economic vitality through the devaddpmetdyment and business opportunities located in close proximity |
housing and neighborhoods.
4.G.3 | Ensure that adequate sites are designatedfeonityudtind manufactured housing to meet expected demand among H
variousncome levels, including-levyand loimcome households.
4.G.5 | Encourage housing construction in locations that are accessible to services and employment.
4.G.6 | ldentify distressed neighborhoods with little private investment andrespionedafh@ redevelopment district or
revitalization area.
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Objective A: Encouragtartnerships that will lead to additional Affordable Housing Development and Investment
5.A.1 | Encourage neighborhood leadership in both aging and new neighborhoods.
5.A.2 Encourage partnerships among planned developments, the unit of gonempneifiit @rgdinizations to develop hoy
for rent or sale to households earning less than the area median income and compatible with the planned dj
5.A.3 Encourage partnerships among property owners and private or nonprofit cdevelgusneestment in the
development, redevelopment, rehabilitation and adaptive reuse of land and buildings for housing for houset
than the area median income.
Objective B: Create Incentives for Prigattor Investment iAffordable Housing
5.B.1 | Explore infill incentives as a method to promote the production or rehabilitation of affordable housing close |
infrastructure, shopping and services. Consider financial incentives, density and zoningdivezatiaed, deaated
reduced cost land.
5.B.2 Identify areas where upgrading infrastructure and community amenities (parks, libraries, streets) could impr
involvement in and encourage private investment in housing produetiahibtaditmn.
5.B.3 Explore a variety of methods to redfimmtiposts and minimize developer risk in affordable housing by:
a. Improving governmewned land prior to sale to a developer.
b. Identifying potential sites and projects and undeniékisgembly and otherdeneelopment activities.
c. Deferring fees and exactions until occupancy or sale.
d. Developing neighborhood or spa@éiplans that provide for a variety of overlay zoning.
5.B.4 | Provide incentives that reduce the imfeset afsessed fbevelopment that sets aside at least twenty percent of |
exclusively for leteym occupancy by households earning less than the area median income.
5.B.5 | Explore the fiscal and organizational impacts of a tiered feproggantiéor housing development targeted to hoy
earning less than the area median income. Ensure that the greatest fee reductions are available for housin
the lowest income households.
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