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Introduction

Housing has a pervasive impact on the U.S. economy and on the daily lives of its residents.  Home building creates jobs for workers in their communities, sales for local and national businesses and product demand for manufacturers.  Repairing and remodeling homes employs more workers and keeps the stock of homes up-to-date and useful.  Moving and exchanging homes helps people locate where they work and where they want to live.  Residing in homes gives families and individuals a place to call home, raise children and become a part of the community.


This paper describes the major housing impacts on the national economy, local business and workers and the community where homes are built and owned or rented by their residents.  The paper is divided into three major sections: the macroeconomic impact of housing, the local economic impact and the impact on individuals and society.

The Macroeconomic Impacts of Housing


Gross Domestic Product (GDP), the measure of total production of goods and services in the nation, includes products for current consumption and the production of capital goods as an investment for future production.  Housing is a major part of both current consumption and private investment.  In 2000, the combination of consumption and investment spending on housing represented 14 percent of GDP.  The share has varied little over the past 50 years as shown in Exhibit 1.

Investment

Construction of new homes is part of the investment component of GDP.  Residential fixed investment (RFI) totaled $425 billion in 2000, representing 4.3 percent of GDP and 24.1 percent of gross private domestic investment (see Exhibit 2).  New conventional single family and multifamily structures accounted for $249 billion, or 59 percent of RFI.  The other major components of RFI include improvements to existing homes ($102 billion), real estate commissions ($55 billion), manufactured housing ($11 billion), and equipment such as appliances for rental housing ($9 billion).
  RFI is one of the more volatile components of GDP.  Within the past 25 years, the RFI share of GDP has ranged from 3.2 percent in 1982 and 1991 to 5.7 percent in 1978.  The most recent peak in that share was in 1999, when it was 4.4 percent.


In general, private investment consists of fixed investment in structures and equipment and of inventory investment.  Construction is counted as fixed investment as the work occurs, not when the structure is completed or sold, so builders are not considered creating inventory, unless they accumulate materials for future use.  The value of investment in new residential structures does not include the value of raw land, but it does include the value of land development.


Unlike the treatment of conventional homes and nonresidential structures, investment in manufactured housing is measured when the completed unit is shipped.  It is noteworthy that new conventional single family and multifamily structures outweigh manufactured housing to a much great extent in terms of residential investment than in numbers of units.  The average new conventional single family unit represents about four times as much investment as the average manufactured housing unit.  The average multifamily unit represents about twice as much investment as the average manufactured housing unit.

 Consumption 

Output of the housing sector for consumption consists primarily of the services—the shelter and security—provided by the existing stock of housing.  The payment of rent by tenants in rental housing is counted as part of consumer spending on services.  In 2000, renters spent $209 billion for nonfarm housing services.  That includes the services of appliances and furniture provided by property owners, but mainly just represents payments for use of the structure.  The portion of rents paid in 2000 that is attributable to inclusion of appliances and furniture has been estimated as about $6 billion.  In cases where utilities are also included in the rent paid by renters, the value of those utilities is excluded from the total rent and counted under consumer spending for energy.

The estimated rental value of owner-occupied homes is also counted as consumer spending on housing services.  Homeowners are considered to be renting from themselves.  In 2000, imputed rent for nonfarm owner-occupied housing was $710 billion. The treatment of owner-occupied housing, with homeowners considered to be business renting to themselves, is unique.  The purchase by households of consumer durables such as cars, computers, and appliances is treated as current consumption, rather than investment.  Arguably, households who buy cars or other durables could be said to be making investments and leasing use of those assets to themselves, but the data only treat residential structures in that way.  In part, that is attributable to the fact that housing is more durable.  Also, a shift toward home ownership would otherwise show up as a decline in GDP.    

 In total, personal consumption expenditures for housing services in 2000 were reported as $959 billion, representing 9.7 percent of GDP and 14.3 percent of total personal consumption expenditures (see Exhibit 2).  The share of GDP has remained relatively constant over the last fifty years, from a high of 10.3% in 1991 to a low of 7.2% in 1951.  Averages for each of the past five decades are more tightly bound around 13% to 15%.

In addition to the actual rent paid by tenants in nonfarm rental housing and the imputed rent for nonfarm owner-occupants, that includes actual or imputed rent for farm housing ($9 billion) and consumer spending for stays in hotels, dormitories and other group quarters ($39 billion).  It may not really be appropriate to include spending on hotels in the housing category in the estimates personal consumption expenditures, especially since construction of hotels (but not dormitories) is classified as investment in nonresidential structures, and both transient and long-term group quarters are excluded.  Excluding such spending would reduce the share of 2000 GDP attributable to consumption of housing services from 9.7 percent to 9.3 percent.  

Except in cases where appliances or furnishings are included in the rents paid by renters, the value shown for personal consumption expenditures for housing does not include spending for household operations, such as utilities, as well as household purchases of appliances and furnishings.  Such spending in 2000 came to $727 billion.

A change in residences also provides an extra stimulus to the economy.  Households that move into a new or existing home spend more on furnishings, landscaping and other items than households that have not recently moved.  NAHB estimates that recent movers into new homes spend $4,900 more than households that do not move in the first year of occupancy
.  Existing home buyers spend $3,700 more than households that do not move.  In a typical year, this consumer behavior adds $25.5 billion to consumer spending each year as a direct result of people moving from house to house. 

Capital Stock And Net Investment

Residential structures are among the most durable of investment products.  In contrast to commercial motor vehicles and computers with only a few years of useful life, new homes will provide services for many decades.  Indeed, with proper maintenance homes can be made to last indefinitely, although functional obsolescence, competition for the land on which structures sit, or natural disasters are likely to make the lives of residential structures finite.


In 1950, there were approximately 46 million housing units in the U.S., and the median age of those homes was 28 years.  Nearly two-thirds of the homes in 1950 were still in use 50 years later.  Moreover, the rate at which older homes have been taken out of the inventory has slowed markedly since about 1970, with annual net removals declining to less than one-quarter percent of the housing stock during the latest decade.


In recent decades, residential investment represented about one-fourth of total private fixed investment.  Because of the durability of residential capital, however, residential structures and equipment, valued at about $10.47 billion in 2000, represented about half of the total stock of private fixed capital in the nation.


The “gross” in gross domestic product and gross private domestic investment refers to the fact that the investment estimates are not adjusted for depreciation.  Net domestic product in 2000 was $8.632 trillion, compared to GDP of $9.873 trillion, with the difference representing depreciation of $1.030 trillion for private fixed capital and $211 billion for government fixed capital.  Net private domestic investment was estimated as only $738 billion, compared to gross private domestic investment of $1.768 trillion.   Depreciation estimates represent both reductions in the value of those assets that are still in service and removal of assets from service.  Normal losses from disasters such as fires are included, although special adjustments are occasionally made for unusual capital-destroying events.


The durability of residential capital means that a larger share of residential investment than of nonresidential investment represents net additions to the stock of capital, rather than simply replacement of worn-out or obsolete capital.  In 2000, for example, the Commerce Department estimates that $265 billion of the $425 billion in residential fixed investment was net investment, with only $160 billion of residential capital consumed during the year.  Nonresidential fixed investment totaled a whopping $1.29 trillion, but only $424 billion of that represented net investment.  Where gross RFI represented 24.1 percent of gross private domestic investment, net residential fixed investment represented 35.9 percent of net private fixed investment.  Using net domestic product, rather than GDP, as the measure of total output of the economy, net residential investment represents 3.1 percent of the total, and consumption of housing services represents 11.1 percent


An average of 1.66 million new housing units per year were produced in the 1990s.  That annual output represented about 1 ½ percent of the number of existing homes.  The average annual value of residential investment represented a somewhat larger 4 percent share of the depreciated value of the existing stock, since new homes are better equipped and more valuable, on average, than existing homes, and residential investment includes improvements to existing homes as well as production of new ones.
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1950-59

1960-69

1970-79
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  Other
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6.68%

8.23%

9.04%

8.90%

9.71%

9.96%

9.71%

PCE Housing/PCE Total

15.22%

11.05%

13.16%

14.64%

14.26%

15.05%

14.90%

14.25%

Housing (Investment and Consumption) as Share of GDP
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2000
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13.79%
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13.86%

14.02%

Source: Bureau of Economic Analysis

Exhibit 1

[image: image2.wmf]Housing's Share of GDP

0

0.02

0.04

0.06

0.08

0.1

0.12

0.14

0.16

1950

1952

1954

1956

1958

1960

1962

1964

1966

1968

1970

1972

1974

1976

1978

1980

1982

1984

1986

1988

1990

1992

1994

1996

1998

2000

Investment

Consumption

Total

Exhibit 2

Local Economic Impact

The economic impact of home building is also felt at the local level.  When home construction occurs in a particular community, positive impacts begin before the first shovel hits the dirt.  The impacts continue as long as the home is occupied by household purchasing locally produced goods and services or generates more property tax revenue than the raw land would.  

The ongoing effect of consumer spending by the household in the unit, which is often overlooked, can be especially powerful at the local level.  Nationally, the income and spending of new home buyers would be part of the economy wherever they lived (as long as they remain in the country), so that only the above-normal levels associated with a recent home purchase represents a net increase.  To the extent that a new home attracts an additional household into a community (or prevents one from moving away), however, all of that household’s purchases of goods and services from local businesses counts as a net benefit to a particular community.

NAHB’s local economic impact model was designed specifically to estimate all of these benefits. NAHB developed a computer model to measure the local economic impact of building a home within the boundaries of a particular local market area.  The model is divided into three phases.  Phase I includes the jobs, wages, and local taxes and user charges and fees generated by the actual development, construction, and sale of a home.  Phase II includes the wages and profits distributed during the construction period and spent by local workers and business owners on locally supplied goods and services.  The continuing effects from recycling income back into the community produces more jobs, wages and local taxes in the community.  Phase III tracks the roughly 30 percent of the new home occupant’s income that is spent on items produced by local businesses.  In turn, that spending causes its own ripple as local businesses and workers buy from other local business.  The impact of a new household causes a permanent increase in the level of economic activity, jobs, wages, and local tax receipts.  

Although the model incorporates information from many sources, a large share of the information about national average economic activity comes from the input-output tables and National Income and Product Accounts produced by the Bureau of Economic Analysis.  In order to customize the model to a specific local area, the model uses local government accounting information from the Census of Governments, produced by the U.S. Census Bureau, as well as information collected directly from the local area.  

Income and Jobs

The model estimates that the construction of 100 single family homes generates $10.7 million in new income to local business and workers in the year of construction and another $2.9 million every year thereafter.  Building 100 new homes creates 257 jobs in the community where the homes are built and 75 every year thereafter in support of the new households.  In 10 years, the local economic impact of building 100 single family homes is $37 million.

Similarly, construction of 100 multifamily units generates $5.2 million in local income in the year of construction and another $1.8 million every year thereafter.  This translates into 122 jobs the first year and 46 additional jobs year thereafter.  In 10 years, the local economic impact of building 100 apartments is $23 million.

The economic and job impacts are broad.  As might be expected, the construction sector accounts for a substantial share of the economic impact in the year of construction-$5.8 million in the case of 100 single family homes.  Wholesale and retail trade activity increases by $1.5 million, and business and professional services add $737,000 to their income statements when 100 homes are built.  But even the service industry feels the effect as workers and businesses spend their new incomes on the local economy and that stimulus generates another wave and so on and so on.  The proportional impacts of multifamily construction on various local industries are similar.  A full description of the industries affected is shown in Exhibit 3.
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Construction

$5,792,000

$161,000

$7,241,000

$2,796,000

$90,000

$3,697,000

Wholesale and Retail Trade

$1,501,000

$643,000

$7,288,000

$10,000

$8,000

$86,000

Business & Professional Services 

$737,000

$268,000

$3,149,000

$19,000

$13,000

$148,000

Health, Educ. & Social Services

$640,000

$467,000

$4,843,000

$57,000

$53,000

$589,000

Local Government

$463,000

$209,000
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$31,000

$19,000

$221,000

Finance and Insurance

$393,000

$417,000

$4,146,000

$654,000

$420,000

$4,855,000

Real Estate

$260,000

$115,000

$1,295,000

$189,000

$124,000

$1,425,000

Personal & Repair Services

$183,000

$118,000

$1,245,000

$122,000

$215,000
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Automobile Repair & Service

$150,000

$110,000
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Local Income Generated by Building 100 Homes

Source: NAHB Local Economic Impact Model for a typical metropolitan area

Taxes and Other Revenue for Local Governments

Local governments realize new revenues as well, as builders pay fees and as businesses expand and pay fees and taxes.  Building 100 new single family homes generates additional taxes and other revenues to the local government in the amount of $1.2 million in the year of construction and $472,000 every year thereafter.   Similarly, 100 new multifamily units generate $579,000 in local government revenue the first year and $308,000 every year thereafter.

Permit and impact fees are the largest component of local government revenue generated during the construction period, totaling $535,000 for every 100 single family and $270,000 for every 100 multifamily homes in a typical community.  As most people would expect, residential property taxes are the largest component of ongoing effect, totaling $177,000 for every 100 single family and $106,000 for every 100 multifamily homes built.  

Even at this, residential property taxes account for only a little over one-third of the ongoing impact.   Other sources of new revenue for local governments include fees, charges paid to government owned enterprises such as utilities, and business property taxes.  Exhibit 4 contains a full accounting.

Exhibit 4
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Hospitals

$52,000
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$203,000

Other Taxes

$41,000

$14,000
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$11,000

$132,000
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$24,000

$7,000

$87,000

$12,000

$5,000

$63,000
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$21,000
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$1,000

$0

$5,000

Residential Property Taxes

$0

$177,000
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Source: NAHB Local Economic Impact Model for a typical metropolitan area

Other Benefits to the Community

Local governments will, of course, spend the additional revenue generated by home building.  Some of it will be used to fund new school construction, some of it helps pay for new parks and police cars, and some of it is used to build new community centers.  In short, new homes create new communities.   

As such, home building is a necessary complement to other types of development.  New homes not only help to create and sustain jobs in construction, retail trade, and services, they provide places to live for workers in other industries.

Unfortunately, in many cities across America the number of new homes being built is not keeping up with the number of new jobs being created.  Absent sufficient new home construction, existing home prices rise and millions of Americans become priced-out of the local housing market; no longer able to afford to buy a home where they work.  This is precisely what is occurring in large parts of California.  In places like San Francisco government workers such as policemen, firefighters and elementary school teachers are unable to buy a home near where they work.  As a result, these communities lose the positive and steadying influence these people encourage, making these neighborhoods less stable and less safe than they would otherwise be.  In addition, these workers often face very long commutes, less time with their family, and irregular work schedules.        

Fortunately, in most areas of the county new homes are being built and new communities continue to spring up.  Interestingly, most new homes are being built in the suburbs.  While some citizens are concerned about this trend and fear that if continued it will do harm, the fact is homes are generally built where jobs are being created.  During the nine years ending August 2001 total employment in the top 50 metropolitan cities grew by 8.5 million jobs and two out of every three of these jobs were located in the suburbs.  Central city employment grew by 2,731,172 jobs, or 14.8 percent, while employment in the suburbs of those same cities grew by 5,757,389 jobs or 20.2 percent.  During the same time period nationwide employment growth in all metropolitan areas was 15.6 million and two-thirds of that increase, or 10.4 million jobs, took place in the suburbs
. 

Given a reasonable amount of freedom, builders will build the type of homes their prospective customers want in areas that are desirable, which most frequently means the suburbs.  Slowly but steadily employment and housing are moving from central cities to the suburbs.  As a result, home construction, not to mention retail and commercial establishments, necessarily follow.  Commuting patterns across America are changing and homebuilders, like any successful business, have responded to these changes by providing desirable housing with attractive amenities in popular and sought-after locations.  Were it any other way, many builders would go bankrupt, many construction workers would lose their jobs, and many homes would be built far from employment centers. This would result in buyers having longer commutes and being forced to live in less desirable locations.  

Social Impacts of Housing

Homes provide an economic impact on the national economy and on local economies.  Homes provide places for job-holders and their families to live near where they work.  Homes also provide a social fabric that improves the community, provides benefit to the residents and neighbors and economizes on fiscal costs.  An array of evidence from numerous sources supports the claims of social benefit from owned and rented homes.

Homeownership

In addition to creating jobs, increasing tax revenues, boosting profits and adding to the overall income of a geographic area, home ownership increases the social capital of a community.  While sometimes difficult to quantify, increases in social capital benefit and improve the entire community, just like the financial and fiscal impacts of home ownership do.  To the extent that home owners are more actively involved in the PTA the public schools benefit.  Similarly, the owner-occupants more readily join neighborhood watch groups the more crime is reduced and the less the police are burdened, and to the extent that home owners spend more time with their children all of society gains.  The critical issue is that the benefits from all these activities help others and improve our neighborhoods and communities.                    

The view that home ownership provides benefits to communities in addition to individual homeowners is quite pervasive.  This is often the justification for government sponsored home ownership programs.  The social benefits of home ownership are thought to include improved outcomes for children of home owners, increased involvement in civic affairs, and better maintenance of their homes and neighborhoods. 

Until recently the social benefits to home ownership have simply been taken for granted.  This is partly because there has been no empirical evidence either supporting or discrediting these long-held claims.  Of late, a large number of academic studies conducted by demographers, sociologists, psychologists, and economists have been published that have consistently corroborated the view that the benefits of home ownership extend to the greater community.  

To be more precise, all the papers published in this area find at least one, and in many cases several of the following: improved outcomes for children, increased civic involvement, greater neighborhood stability, a better sense of well-being, increased savings and wealth, and many other beneficial outcomes.  The papers reviewed here are no exception.  In isolation, these findings could be dismissed, attacked or discredited.  Collectively, however, the weight of the evidence, the breadth of the disciplines, the variety of data sets, and the many time periods studied strongly suggests that intuition was right and that the benefits of homeownership, do indeed, extend beyond the homeowner.  

Two papers have explored the impact of home ownership on children.  In a recent paper Haurin, Parcel and Haurin
 found that that home environments and child outcomes are better for children raised in homes that are owned.   In particular, they found the cognitive stimulation/physical environment to be 22 percent higher, and the emotional environment to be about 16 percent higher.  As far as outcome measures are concerned, math scores were found to be seven percent higher, reading scores to be six percent higher and an index of behavior problems to be about four percent lower.  Since their data was longitudinal, they also found that the longer the household owned the home, the higher the environmental and outcome measures were.

Green and White
 found that children raised in owned homes are more likely to stay in school, teenage daughters are less likely to have a child, and adolescents are less likely to be arrested.  To be specific, three to five percent more seventeen-year-olds living in homeowning families will stay in school compared to identical seventeen-year-olds living in rented homes.  Similarly, 15 percent fewer teenaged daughters living in owned homes are likely to become pregnant before age 18 compared to otherwise similar adolescents girls of renters.  Lastly, these authors found that adolescents from homeowning families had lower arrest rates than equivalent adolescents living in a rental facility.  

In a detailed analysis using two national data sources Rossi and Weber
 found owners to be consistently more engaged in local politics than renters because owners believe that local elections are important.  Proportionately, more owners participated in groups that “tried to solve local problems,” and were more likely to have held leadership and activist positions in local improvement groups.  Their results showed higher levels of owners serving on group committees, attending group conferences, serving as group officers, and donating funds beyond membership dues.  They also found that owners are more likely than renters to have participated as voters or activists in national elections, to have lobbied state and federal officials, and to have given money to support candidates. 

Separately, over a 12-month period Rohe and Stegman
 studied the neighborhood social and political involvement of 140 low-income persons who had recently become homeowners and a comparison group of low-income Section 8 renters from the same population.  A year after moving into their new dwellings, the owners were more likely than the comparison group to participate in neighborhood organizations. 

A paper by Glaeser and Sacerdote
 shows that homeowners are about 12 percent more likely to vote in local in local elections than otherwise similar non homeowners.  They also report that homeowners are seven percent more likely to “work to solve local problems” compared to otherwise statistically identical renter voters.        

In their research Rossi and Weber also found that with homeownership comes a small yet consistent improvement in one’s sense of well-being.  Their research shows that owners are higher than renters in measures of self-satisfaction, and are more likely to believe that they can do things as well as anyone else.  In addition, owners are “more sure that their lives will work out as they want, score lower on a scale of depression, show higher levels of happiness with life in general, and rate themselves higher in physical health.”       

In addition to asking questions about civic and political involvement, Rohe and Stegman also asked the small group of new owners and the comparison group of Section 8 renters questions about life satisfaction, self-esteem, and perceived control over their lives.  Their results corroborated the results of Rossi and Weber.  Rohe and Stegman reported that new owners were more satisfied, had higher levels of self-esteem and felt they had more control over their lives than renters.  

It cannot be ruled out that the above mentioned findings may simply be due to factors that are correlated with owning a home.  For example, homeowners tend to be older, wealthier, and are more likely to be married and have a college degree than renters.  However, given the thoughtful and elaborate statistical approaches taken by the researchers and the numerous control variables used, these analyses strongly suggest that the differences reported are due to moving from renting to owning and not due to attributes correlated with those decisions. 

A report published by the Department of Housing and Urban Development reported “equity in a home is the largest single source of wealth for most families and marks an increasingly important economic divide in American society.  Median net worth for homeowners exceeds $78,400 compared to $2,300 for renters.  More than 60 percent of homeowners’ wealth is in the form of home equity
.”   

A relatively recent article corroborated the findings mentioned in the previous paragraph and offered some insight into why homeownership and wealth are so highly correlated.  By studying youth ages 20 to 33 for the years 1985 through 1990 Haurin, Hendershott and Wachter
 observed that wealth increases by a third in the year before first ownership, generally doubles during the year a house is purchased, and continues to grow on average by 17 percent after first ownership.  These are all rates substantially in excess of those experienced by renters.  Prior to homeownership and during the year of first ownership the authors contend that marriage and an increase in the number of hours worked for women, and to a less extent men, are prime reasons for increases in household wealth.  Also, about 14 percent of first time buyers receive gifts from family with an average value of $5,224.  The authors speculate that the high growth rate of wealth following first ownership probably reflects the highly leveraged investment in an appreciating asset.  In short, homeownership is highly correlated with thrift, hard work, and marriage.      

Positive Aspects of Multifamily Development

Although there are certain advantages to owner-occupied single family detached homes, a community requires an adequate supply of all types of housing, including multifamily rental units.  Multifamily housing is generally needed to accommodate people who are at certain stages of their life cycles, and people who desire to remain mobile for employment or other reasons.  Multifamily units also tend to accommodate people who desire to live near certain businesses or public facilities.  In addition to the need for multifamily housing, denser apartment buildings have smaller fiscal impacts on the community, including less demand on schools, fewer and shorter car trips, and no negative impact on surrounding property values.  The proximity of multifamily homes also promotes a sense of community.

Schools

The cost of public education is usually the largest local government expenditure.  According to the 1997 Census of Governments, of the $828 billion spent directly by all local governments in the U.S., $307 billion was spent on education.  The lion’s share—$292 billion—was spent on elementary and secondary education (by comparison, local governments spent a total of only $21 billion on housing and community development.) 

Multifamily units and the households in multifamily units have a lower level of demand for local schools.  As Exhibit 5 shows, there are only 36.7 school-aged children per 100 occupied multifamily units in the U.S. compared to 62.4 for single family detached homes.  The number of school-aged children tends to be even lower in larger apartment buildings—only 28.6 school-aged children per hundred units in structures with at least 20 apartments, compared to 45.4 in 2-4 unit structures. 

Exhibit 5 also shows some interesting relationships between structure type and other variables.  Households moving into new single family detached homes have noticeably more school-aged children than non-movers living in the same type of structure.  The difference shrinks slightly if the structure is new, but households moving into new single family detached homes still have more school-aged children than non-movers—68.1 per 100 households vs. 61.3.  In multifamily housing, on the other hand, the difference between movers and non-movers is very small, and households moving into new apartments actually have fewer school-aged children than the corresponding non-movers—31.8 per hundred vs. 36.5.  Owners of multifamily homes have even fewer school-aged children than renters in multifamily buildings.

Commuting and Traffic 

Multifamily housing also imposes less of a burden on local government expenditures for road construction and maintenance.  Tabulations of the 1999 American Housing Survey (AHS) show that 9.2 percent of renters who moved recently chose neighborhoods because they were located near public transportation.   This may seem like a small share, but is more than two and a half times higher than the equivalent figure for households buying single family detached homes during the same period.  Related statistics are available from the 1990 Census.  The Census showed that, compared to single family residents, multifamily residents were substantially less likely to contribute to rush hour traffic by driving to work, and more likely to use public transportation.  The American Housing Survey tabulations also show that multifamily renters are more likely to choose a neighborhood to live in because it’s situated near their place of work.

A standard reference for road use statistics is the 6th edition of Trip Generation, published by the Institute of Transportation Engineers, which compiles data from roughly 4,000 transportation studies conducted by public agencies, developers, consulting firms, and associations.  The compilation includes the average number of trips (vehicles entering or leaving a site) generated by different types of land developments, including several categories of multifamily projects.  Average trips per day and, during peak travel times, per hour are given.

The results in Exhibit 6 clearly show that, compared to a single family home, an average multifamily unit generates fewer trips.   For example, on weekdays a single family detached home generates 9.57 trips, compared to 6.63 for a rental apartment and only 4.2 for an apartment in a high-rise (more than 10 stories tall) building.    Of perhaps greater interest to city planners is the number of trips generated during rush hours, when local streets are most congested.  Here again the multifamily numbers are considerably lower.  Where a single family home generates 1.01 trips per evening rush hour (peak hour of street traffic between 4 and 6 P.M. on weekdays), an average rental apartment generates only 0.62, and an average high-rise apartment only 0.35.  
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Exhibit 5. Average Number of School-Aged Children per 100 Households: 1999

Source: 1999 American Housing Survey as compiled by NAHB

	Exhibit 6. Average Number Of Vehicle Trips Generated Per Dwelling Unit

	
	Single Family Detached Housing
	Rental Apartments In Buildings With At Least 4 Units
	Low-Rise Rental Aprtments     (One Or Two Stories)
	Mid-Rise Rental Aprtments (Three To Ten Stories)
	High-Rise Rental Aprtments (More Than Ten Stories)
	Condominium Apartments And Townhouses
	Low-Rise Condominium Apartments And Townhouses (One Or Two Stories)
	High-Rise Condominium Apartments And Townhouses (More Than Two Stories)
	Condominium Apartments And Townhouses With Luxury Features Or Services

	Weekday
	9.57
	6.63
	6.59
	NA
	4.20
	5.86
	NA
	4.18
	NA

	Weekday During Peak Hour of Traffic on Adjacent Street Between 7 And 9 AM
	0.75
	0.51
	0.47
	0.30
	0.30
	0.44
	0.66
	0.34
	0.56

	Weekday During Peak Hour of Traffic on Adjacent Street Between 4 And 6 PM
	1.01
	0.62
	0.58
	0.39
	0.35
	0.54
	0.83
	0.38
	0.55

	Weekday A.M. During Peak Hour of Traffic Entering And Exiting the Site
	0.77
	0.56
	0.51
	0.35
	0.34
	0.44
	0.51
	0.34
	0.65

	Weekday P.M. During Peak Hour of Traffic Entering And Exiting the Site
	1.02
	0.67
	0.62
	0.44
	0.40
	0.54
	0.54
	0.38
	0.65

	Saturday
	10.09
	6.39
	7.16
	NA
	4.98
	5.67
	NA
	4.31
	NA

	Saturday During Peak Hour of Traffic Entering And Exiting the Site
	0.94
	0.52
	0.58
	NA
	0.40
	0.47
	NA
	0.35
	NA

	Sunday
	8.78
	5.86
	6.07
	NA
	3.65
	4.84
	NA
	3.43
	NA

	Sunday During Peak Hour of Traffic Entering And Exiting the Site
	0.86
	0.51
	0.56
	NA
	0.31
	0.45
	NA
	0.30
	NA


Source: Trip Generation, Institute of Transportation Engineers, 6th edition.

Property Values

Contrary to popular perceptions, multifamily projects do not have an adverse impact on surrounding property values.  Data from the AHS provide the evidence. 

The AHS is based on a panel of housing units that the Census Bureau revisits every two years.  The Bureau collects information about the value of single family homes and characteristics of the area around the homes—including the presence of different types of structures.  Hence, by comparing the values of the same home in different years of the AHS, it’s possible to calculate annual appreciation rates both for homes that were near multifamily structures and those that were not.

The information about the value of a home in the AHS comes not from a recorded sale, but the owner’s estimate of how much the property is worth at the time of the survey.   Some may wonder if home values determined this way are accurate.  Several academic studies have looked at this issue.
 The studies invariably find that, although owners’ estimates of value are not completely accurate, they tend to be overstated by a percentage that does not vary in any systematic way with characteristics of the either house or the people occupying it.  This implies that appreciation rates computed from these values will generally be unbiased.  (Increasing a unit’s value by, say, 6 percent in both 1997 and 1999 will not change the rate of appreciation measured between those two years.)

The AHS data about the area immediately surrounding a housing includes multifamily structures within a half block (currently defined as approximately 300 feet for respondents who have trouble determining how far a half block is).  The data also identify if the nearby apartment buildings are low-rise (fewer than four stories tall), mid-rise (four to six stories), or high-rise (seven or more stories). This information can be used to compute average annual appreciation rates for single family homes that were and were not near multifamily buildings at the start of the period.
  Results are reported in Exhibit 7.  Due to changes in the way the Census Bureau collected neighborhood data over the years, the table splits the results into two periods—reporting appreciation rates separately for 1987-1997 and 1997-1999.
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 Exhibit 7.  Average Annual Appreciation Rates For Single Family Detached Homes


Although the average annual appreciation rates are somewhat lower for 1997-1999 than for the earlier period, the impact of nearby multifamily structures is similar in both instances.  Between 1987 and 1997, single family detached homes that were located near multifamily structures in 1987 appreciated at a slightly higher rate (a little over 3.9 percent per year) than single family detached homes that were not near multifamily buildings (approximately 3.6 percent).  This was true whether the nearby multifamily buildings were low-rise, or mid- to hi-rise (there were not enough observations to separate the mid- and hi-rise cases).  In fact, the near mid- or hi-rise cases at even a slightly higher rate than the home near low-rise apartment buildings.

Between 1997 and 1999, single family detached homes that were located near low-rise multifamily structures in 1997 appreciated at a slightly higher rate than those near taller apartment buildings (2.9 percent compared to about 2.8 percent).  But again, homes in both these categories appreciated at a somewhat higher rate than homes that were not near multifamily structures.

For a given time period, the differences in average appreciation rates are small and shouldn’t be interpreted as proof that apartment buildings actually increase the appreciation of single family detached homes in an area.  The bottom line is that, contrary to the relatively common assertion, the AHS provides no evidence that multifamily buildings reduce the value of nearby single family homes.  

Sense of Community

The Glaeser and Sacerdote paper previously cited attributes certain social benefits to multifamily structures. In particular, they find that multifamily structures appear to lead to more social interactions among neighbors.  One reason this might occur is that, in apartment buildings, there is on average less distance between residents.  Reduced distance suggests that the cost of making social contact with neighbors will be lower.  Glaeser and Sacerdote are able to cite a substantial body of academic literature demonstrating that even modest increases in distances may seriously decrease social interaction. 

A related argument is driven by the tendency of multifamily units to be smaller than single family homes.   When living in smaller living units, the argument goes, public spaces outside of the home will seem comparatively more desirable.  If apartment dwellers consequently go out to eat or drink or recreate more often, this also could lead to more social interactions with neighbors.   Indeed, when they investigate this empirically, Glaeser and Sacerdote find that individuals who live in apartment buildings are much more likely to spend an evening out with someone from the neighborhood.  They also find that people living in apartments are more likely to visit a tavern, something they interpret as a measure of socializing in public spaces outside of the home.  In other data based on a survey that asked slightly different questions, they find that apartment dwellers are more likely to spend the night out and to attend cultural events.  These effects are stronger and statistically more significant for people living in large (10 or more unit) apartment buildings.  

Glaeser and Sacerdote conclude that these results are important because they confirm their hypothesis that apartment buildings are associated with a sense of community rather than anonymity.
Conclusion


Housing’s impact on the economy and daily living is extensive and large.  Policies promoting housing, policies providing incentives and assistance and policies acknowledging the extensive impacts of housing should be promoted because their consequences extend far beyond simply increasing the investment component of GDP.


This paper has reviewed the macroeconomic impacts of home building, remodeling, transacting and using.  Over 14 percent of the economy involves housing related outputs.  At the local level, constructing and then providing a home produces significant local economic activity that lives on as the new residents live and shop in their community.  Homes provide a social fabric for their occupants to live and interact with their neighbors and community.  Homeownership appears to promote other positive social outcomes, especially for children and multifamily homes exert less fiscal demand on their local government budgets.
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� Calculating appreciation rates requires several adjustments to the AHS data.  To preserve confidentiality, the Census Bureau truncates the highest priced homes on the data it releases to the public.  The data set also contains occasional coding errors, such as a missing digit in a figure that has several zeros at the end.  Because average appreciation rates can be very sensitive to a few bad observations, it’s important to screen out as many of these as possible.  To do this, observations were dropped if the values were truncated or fell to less than 50 percent of the value reported in the previous survey before appreciation rates were computed.  After they were computed, observations were dropped if the annual rate was more than 20 percent or less than negative 20 percent before averages were calculated. 


� Prior to 1987, Census Bureau interviewers recorded this information on-site.  Beginning in 1987, however, the Bureau started to replace some personal interviews with telephone interviews.  When the interviews were conducted over the telephone, the information about multifamily structures nearby was not recorded.  Conversations between NAHB and the Census Bureau have not cleared up all the questions about how the data was coded in these cases, but it appears fairly certain that a “1” always means there is a multifamily structure nearby, regardless of the year of the survey.  When something other than a “1” appears in this data field between 1987 and 1995, it’s not clear if it indicates the absence of a multifamily structure nearby, or that this information was simply not recorded because it was a telephone interview.


The 1987-1997 appreciation rates for single family homes that are near apartment buildings should thus not be impacted at all by any of these coding problems.  However, the 1987-1997 appreciation rates for homes not near apartment buildings are almost certainly contaminated by some observations where the home was near an apartment building in 1987, but where we couldn’t determine this from the AHS data.  Because the presence of multifamily buildings near owner-occupied single family detached housing is a relatively rare event, however, the percentage of contaminated observations should be fairly small and unlikely to alter the computed results in a significant way.


In 1997, AHS data collection procedures changed again as the Census Bureau introduced new computer-assisted techniques.   Interviewers now ask respondents to report if there are multifamily buildings within half a block.  Although some no doubt would still prefer to have this information recorded directly by on-site, well-trained government employees, the 1997 and 1999 AHS data sets should be free of the above mentioned coding problem.
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Exhibit 5. Average Number of School-Aged Children per 100 Households: 1999
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		Exhibit 5. Average Number of School-Aged Children per 100 Households: 1999

						Type of Structure

						All		Single Family Detached		Single Family Attached		Mobile Homes

		ALL Occupied Units

		All Households				54.7		62.4		45.7		54.9

		Recent Movers				51.9		71.8		41.4		58.0

		Into New Construction				61.4		68.1		24.0		75.6

		Into Existing Units				51.1		72.3		42.6		53.9

		Non-Movers				55.2		61.3		47.3		54.2

		Owner Occupied Units

		All Households				56.4		59.8		37.6		53.3

		Recent Movers				58.0		65.4		28.3		51.3

		Into New Construction				63.8		66.4		27.0		68.8

		Into Existing Units				56.6		65.1		28.5		44.3

		Non-Movers				56.2		59.3		39.0		53.6

		Renter Occupied Units

		All Households				51.1		81.1		53.8		62.5

		Recent Movers				49.0		82.6		45.5		69.6

		Into New Construction				48.0		**		**		**

		Into Existing Units				49.0		82.1		46.6		66.0

		Non-Movers				52.3		80.4		59.7		58.3

						Multifamily (All)		2-4 Unit Multifamily		5-19 Unit Multifamily		20+ Unit Multifamily

		ALL Occupied Units

		All Households				36.7		45.4		34.4		28.6

		Recent Movers				36.9		46.2		34.2		29.0

		Into New Construction				31.8		**		**		**

		Into Existing Units				37.0		46.4		33.7		29.7

		Non-Movers				36.5		45.0		34.6		28.5

		Owner Occupied Units

		All Households				22.4		35.4		10.4		11.9

		Recent Movers				24.3		30.0		17.5		20.9

		Into New Construction				**		**		**		**

		Into Existing Units				23.8		30.7		15.4		18.7

		Non-Movers				22.1		36.2		9.4		10.7

		Renter Occupied Units

		All Households				38.8		47.4		36.8		31.2

		Recent Movers				37.6		47.3		34.6		29.5

		Into New Construction				32.2		**		**		**

		Into Existing Units				37.7		47.5		34.1		30.3

		Non-Movers				39.5		47.4		38.2		31.9

		**: Too few (under 25) observations in cell to compute a reliable average.

		Source: NAHB tabulations of the 1999 American Housing Survey, U.S. Census Bureau and the Department of Housing and Urban Development.

				**
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		cat		sidecat		_NAME_		_1_AllOcc		_2_SF_Det		_3_SF_Att		_4_Mobile		_5_All_MF		_6_MF_2_4		_7_MF5_19		_8_MF20pl

		All_Occ		1_AllHHs		mean		0.5465295073		0.6243442291		0.4568270823		0.5487504136		0.3665711547		0.4535533962		0.344050287		0.2862343963

		All_Occ		2_RMover		mean		0.5193623511		0.7176065347		0.4138850507		0.5801286875		0.3694623518		0.4621366205		0.34153186		0.2899340364

		All_Occ		3_NewHom		mean		0.6135813893		0.6812165603		0.239729312		0.7559765409		0.3178589661		0		0.5499793608		0.1118934189

		All_Occ		4_ExistH		mean		0.5113243486		0.7232736565		0.4259428723		0.5394630594		0.3704778383		0.4641717472		0.3369425514		0.2966533235

		All_Occ		5_NoMove		mean		0.5522320768		0.6134587667		0.4729972739		0.5424008857		0.3651596558		0.4496952068		0.3455981365		0.2848087613

		Owners_		1_AllHHs		mean		0.563876986		0.5976834108		0.3762084333		0.5334513907		0.2237578549		0.3544005446		0.1036877277		0.1193936971

		Owners_		2_RMover		mean		0.5803363316		0.6535689618		0.2830133069		0.5132829996		0.2425029601		0.2999620295		0.1754424682		0.208897188

		Owners_		3_NewHom		mean		0.637601482		0.6643296918		0.2696679677		0.6878252942		0.3000346681		0		0.2866390824		0.4923051784

		Owners_		4_ExistH		mean		0.5655655771		0.6507269375		0.2853307189		0.443201963		0.2380045182		0.3073400682		0.154093583		0.1869529936

		Owners_		5_NoMove		mean		0.5623635986		0.5931479751		0.3902900667		0.5364147321		0.2212790903		0.3616261363		0.0943721198		0.1074295843

		Renters		1_AllHHs		mean		0.5114359081		0.8110193642		0.5382357823		0.6248225889		0.3878327066		0.4740127963		0.3675789242		0.311702054

		Renters		2_RMover		mean		0.4900310911		0.825912055		0.4554619109		0.6957911021		0.3756028184		0.473342462		0.3461257458		0.2947538094

		Renters		3_NewHom		mean		0.4803405529		1.3238059131		0.2030048784		2.7314704241		0.3215970306		0		0.6163240123		0.0644282782

		Renters		4_ExistH		mean		0.4902065265		0.821245238		0.4655213741		0.6603734266		0.376521419		0.4747803909		0.3412617761		0.3029238094

		Renters		5_NoMove		mean		0.5231712579		0.8043045703		0.5974974599		0.583473698		0.3946971404		0.4743736164		0.382282916		0.319056511

		All_Occ		1_AllHHs		num_		46589		29382		3549		2306		11352		4027		4234		3091

		All_Occ		2_RMover		num_		7801		3007		919		391		3484		1169		1513		802

		All_Occ		3_NewHom		num_		548		407		55		46		40		3		20		17

		All_Occ		4_ExistH		num_		7253		2600		864		345		3444		1166		1493		785

		All_Occ		5_NoMove		num_		38788		26375		2630		1915		7868		2858		2721		2289

		Owners_		1_AllHHs		num_		30799		25615		1786		1873		1525		720		383		422

		Owners_		2_RMover		num_		2493		1882		221		219		171		81		42		48

		Owners_		3_NewHom		num_		475		394		31		43		7		1		4		2

		Owners_		4_ExistH		num_		2018		1488		190		176		164		80		38		46

		Owners_		5_NoMove		num_		28306		23733		1565		1654		1354		639		341		374

		Renters		1_AllHHs		num_		15790		3767		1763		433		9827		3307		3851		2669

		Renters		2_RMover		num_		5308		1125		698		172		3313		1088		1471		754

		Renters		3_NewHom		num_		73		13		24		3		33		2		16		15

		Renters		4_ExistH		num_		5235		1112		674		169		3280		1086		1455		739

		Renters		5_NoMove		num_		10482		2642		1065		261		6514		2219		2380		1915
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										Local		Local		Wages & Sal		Number of

				OUTPUT RANGE INC1:				Local		Business		Wages and		per Full-		Local Jobs

		Industry						Income		Income		Salaries		Time Job		Supported

		Construction						$0		$0		$0		$0		0

		Manufacturing						$0		$0		$0		$0		0

		Transportation						$0		$0		$0		$0		0

		Communications						$0		$0		$0		$0		0

		Utilities						$0		$0		$0		$0		0

		Wholesale and RetailTrade						$0		$0		$0		$0		0

		Finance and Insurance						$0		$0		$0		$0		0

		Real Estate						$0		$0		$0		$0		0

		Personal & Repair Service (except auto)						$0		$0		$0		$0		0

		Services to dwellings and other buildings						$0		$0		$0		$0		0

		Business & Professional Servcies (except medical)						$0		$0		$0		$0		0

		Eating and drinking places						$0		$0		$0		$0		0

		Automobile Repair & Service						$0		$0		$0		$0		0

		Entertainment Services						$0		$0		$0		$0		0

		Health, Education, and Social Services						$0		$0		$0		$0		0

		Local Government						$0		$0		$0		$0		0

		Other						$0		$0		$0		$0		0

		Total						$0		$0		$0		$0		0

								Income		Proprietors'		Wages & Sal		Taxes		Jobs

				OUTPUT RANGE SUM1:				$0		$0		$0		$0		0

						SUM1&2:		$0		$1		$16		$0		36,128
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		Local Income Generated By Building 100 Homes

		Industry		Single Family						Multifamily						Multifamily

				Year of Cons-truction		Recurring Impacts		10-year impact		Year of Cons-truction		Recurring Impacts		10-year impact		Year of Cons-truction		Recurring Impacts		10-year impact

		Construction		$5,792,000		$161,000		$7,241,000		$2,796,000		$90,000		$3,697,000		$2,796,374		$90,038		$3,696,757

		Wholesale and Retail Trade		$1,501,000		$643,000		$7,288,000		$10,000		$8,000		$86,000		$10,307		$7,599		$86,295

		Business & Professional Services		$737,000		$268,000		$3,149,000		$19,000		$13,000		$148,000		$18,939		$12,895		$147,887

		Health, Educ. & Social Services		$640,000		$467,000		$4,843,000		$57,000		$53,000		$589,000		$56,673		$53,266		$589,334

		Local Government		$463,000		$209,000		$2,344,000		$31,000		$19,000		$221,000		$31,454		$18,980		$221,253

		Finance and Insurance		$393,000		$417,000		$4,146,000		$654,000		$420,000		$4,855,000		$654,447		$420,009		$4,854,538

		Real Estate		$260,000		$115,000		$1,295,000		$189,000		$124,000		$1,425,000		$189,019		$123,618		$1,425,194

		Personal & Repair Services		$183,000		$118,000		$1,245,000		$122,000		$215,000		$2,276,000		$121,884		$215,442		$2,276,302

		Automobile Repair & Service		$150,000		$110,000		$1,140,000		$83,000		$76,000		$839,000		$83,026		$75,646		$839,481

		Eating and drinking places		$150,000		$115,000		$1,185,000		$16,000		$20,000		$219,000		$16,311		$20,261		$218,918

		Other		$135,000		$36,000		$459,000		$515,000		$142,000		$1,935,000		$515,339		$141,941		$1,934,753

		Communications		$125,000		$81,000		$854,000		$72,000		$92,000		$989,000		$72,056		$91,698		$989,035

		Utilities		$69,000		$51,000		$528,000		$69,000		$78,000		$854,000		$69,446		$78,421		$853,653

		Entertainment Services		$57,000		$73,000		$714,000		$27,000		$51,000		$541,000		$27,073		$51,368		$540,752

		Transportation		$43,000		$20,000		$223,000		$311,000		$241,000		$2,721,000		$311,398		$240,920		$2,720,596

		Services to dwellings / buildings		$37,000		$19,000		$208,000		$233,000		$144,000		$1,673,000		$233,279		$143,992		$1,673,200

		Manufacturing		$21,000		$13,000		$138,000		$27,000		$12,000		$142,000		$26,869		$11,524		$142,105

		Total		$10,755,000		$2,915,000		$36,990,000		$5,234,000		$1,798,000		$23,210,000		$5,233,895		$1,797,616		$23,210,053
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A

		METRO OR COUNTY NAME

		PHASE I: Direct and Indirect Impact of Building a New Multifamily Unit

		Inputs Copied from Begining Worksheet File:

		Area Median Family Income: 1999						$47,800				Wages and Salaries per job (Domestic Industries):

		Wages and salaries per job: 1999						$32,728				National: 1997				$29,844

		Number of Housing Units to Analyze						100				Local Area: Current				$32,728

		Average Value of Housing Unit						$87,254				Local / National Ratio				1.0966

		Average Value of Raw Land per Unit						5,817

		Local General Revenue Per Unit						$837.4		Tax Checks:				Input for Phase II:

						Personal		$426.4		$426.4				34,375.55		3,846.07

				Non-Permit Business				$411.0		$411.0				Input for Phase III:

		Average Permit/Impact/Etc Fees per Unit						$2,703						44,446.81		1,610.05

		Local Sales tax on Materials						305

		Average Annual Property Tax Per Unit						$1,059						Wage & Sal

		Local Personal Taxes / Personal Income						1.2405%						per FTE		Local Jobs		Wage & Sal

		Spending on Govt. Enterprises / Uutilities						$50		Local		Local		National '97		Supported		per FTE

										Proprietors'		Wages and		fr Aug '98		Per 1,000		Local

		Industry								Income		Salaries		SCB 6.6C		Homes		Area

		_20702		Greenhouse and nursery products						$5.26		$5.55		$20,482		0.2		$22,461

		_40002		Landscape and horticultural services						$4.64		$87.90		$20,482		3.9		$22,461

		_90001		Dimension. crushed and broken stone						$0.06		$0.23		$39,291		0.0		$43,088

		_90002		Sand and gravel						$0.01		$0.06		$39,291		0.0		$43,088

		_110101		New residential 1-unit structures, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110102		New residential 2-4 unit structures, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110105		New residential additions and alterations, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110108		Residential garden and  hi-rise apartments						$5,194.58		$21,490.19		$32,944		594.8		$36,128

		_110400		Highways and streets						$0.00		$0.00		$32,944		0.0		$36,128

		_110800		Office, industrial, and commercial buildings						$0.00		$0.00		$32,944		0.0		$36,128

		_110900		Other new construction						$0.00		$0.00		$32,944		0.0		$36,128

		_120101		Maintenaince and repair of residential structures						$2.83		$9.90		$32,944		0.3		$36,128

		_120214		Maintenaince and repair of highways and streets						$0.65		$2.27		$32,944		0.1		$36,128

		_120300		Other maintenaince and repair						$14.26		$45.29		$32,944		1.3		$36,128

		_260100		Newspapers						$0.06		$0.67		$37,743		0.0		$41,390

		_260501		Commercial printing						$0.72		$14.12		$37,743		0.3		$41,390

		_260802		Bookbinding and related work						$0.00		$0.03		$37,743		0.0		$41,390

		_260803		Typesetting						$0.05		$1.02		$37,743		0.0		$41,390

		_260806		Plate making and related services						$0.05		$1.15		$37,743		0.0		$41,390

		_641100		Signs and advertising specialties						$0.00		$0.13		$32,941		0.0		$36,124

		_650200		Local and suburban transit and interurban highway						$0.37		$2.83		$21,038		0.1		$23,071

		_650301		Trucking and courier services, except air						$0.98		$6.65		$31,717		0.2		$34,782

		_650302		Warehousingand storage						$0.73		$2.53		$31,717		0.1		$34,782

		_650702		Arrangement of passenger transportation						$0.09		$0.48		$34,507		0.0		$37,842

		_660100		Table and telegraph communications, and alther communications services						$15.28		$66.67		$56,461		1.1		$61,917

		_660200		Cable and other pay television services						$0.01		$0.04		$56,461		0.0		$61,917

		_670000		Radio and TV broadcasting						$0.00		$0.03		$44,239		0.0		$48,514

		_680100		Electric services (utilities)						$0.00		$21.63		$52,663		0.4		$57,752

		_680202		Natural gas distribution (utilities)						$0.00		$2.01		$52,663		0.0		$57,752

		_680301		Water supply and sewerage systems						$0.00		$0.31		$52,663		0.0		$57,752

		_680302		Sanitary services, steam supply, and irrigation						$0.52		$5.90		$52,663		0.1		$57,752

		_690100		Wholesale trade						$120.57		$1,128.19		$41,272		24.9		$45,260

		_690200		Retail trade						$225.21		$1,422.76		$19,562		66.3		$21,452

		_700100		Banking						$53.56		$245.08		$38,414		5.8		$42,126

		_700200		Credit agencies other than banks						$0.00		$56.93		$48,283		1.1		$52,949

		_700500		Insurance agents, brokers, and services						$2.15		$19.11		$41,691		0.4		$45,720

		_710201		Real estate agents, managers, operators, and lessors						$63.96		$72.67		$31,863		2.1		$34,942

		_720201		Laundry, cleaning, garment services, and shoe repair						$3.12		$7.13		$19,863		0.3		$21,783

		_720202		Funeral service and crematories						$0.00		$0.00		$19,863		0.0		$21,783

		_720203		Portrait photographic studios & misc. personal services						$0.27		$0.18		$19,863		0.0		$21,783

		_720204		Electrical repair shops						$4.44		$8.92		$19,863		0.4		$21,783

		_720205		Watch, clock, jewelry and furniture repair						$0.02		$0.03		$19,863		0.0		$21,783

		_720300		Beauty and barber shops						$0.00		$0.00		$19,863		0.0		$21,783

		_730101		Miscellaneous repair shops						$28.97		$32.47		$30,208		1.0		$33,127

		_730102		Services to dwellings and other buildings						$8.78		$16.04		$29,622		0.5		$32,485

		_730103		Personnel supply services						$16.33		$216.42		$29,622		6.7		$32,485

		_730104		Computer and data processing services						$35.35		$103.82		$29,622		3.2		$32,485

		_730106		Detective and protective services						$6.76		$27.96		$29,622		0.9		$32,485

		_730107		Miscellaneous equipment rental and leasing						$206.54		$151.73		$29,622		4.7		$32,485

		_730108		Photo finishing labs and commercial photography						$3.73		$3.36		$29,622		0.1		$32,485

		_730109		Other business services						$154.38		$118.48		$29,622		3.6		$32,485

		_730301		Legal services						$78.10		$168.72		$57,019		2.7		$62,529

		_730302		Engineering, architectural, and surveying services						$389.86		$1,868.53		$57,019		29.9		$62,529

		_730303		Accounting, auditing and bookkeeping, etc						$47.55		$128.85		$57,019		2.1		$62,529

		_740000		Eating and drinking places						$6.25		$31.01		$31,184		0.9		$34,198

		_750001		Automotive rental and leasing, without drivers						$16.26		$12.33		$23,795		0.5		$26,094

		_750002		Automotive repair shops and services						$9.79		$20.80		$23,795		0.8		$26,094

		_750003		Automobile parking and car washes						$1.79		$1.92		$23,795		0.1		$26,094

		_760101		Motion picture services and theaters						$0.65		$2.17		$39,466		0.1		$43,280

		_760102		Video tape rental						$0.27		$0.27		$25,664		0.0		$28,144

		_760201		Theatrical producers (except motion picture), bands, et						$0.33		$0.85		$25,664		0.0		$28,144

		_760203		Professional sports clubs and promoters						$0.14		$1.59		$25,664		0.1		$28,144

		_760206		Other amusement and recreation services						$0.00		$0.00		$25,664		0.0		$28,144

		_760207		* Bowling centers, physical fitness facilities, membership sports, etc						$0.26		$0.92		$25,664		0.0		$28,144

		_770100		Doctors and dentists						$0.00		$0.00		$35,529		0.0		$38,962

		_770200		Hospitals						$0.00		$0.00		$35,529		0.0		$38,962

		_770301		Nursing and personal care facilities						$0.00		$0.00		$35,529		0.0		$38,962

		_770303		Home health care services						$0.00		$0.00		$35,529		0.0		$38,962

		_770304		Veterinary services						$0.00		$0.00		$35,529		0.0		$38,962

		_770305		Other medical and health services						$0.00		$0.00		$35,529		0.0		$38,962

		_770401		Elementary and secondary schools						$0.00		$0.00		$36,013		0.0		$39,493

		_770700		Child day care services						$0.00		$0.00		$18,915		0.0		$20,743

		_770800		Residential care						$0.00		$0.00		$18,915		0.0		$20,743

		_770900		Other social services						$0.00		$0.00		$18,915		0.0		$20,743

		_790100		State and local government passenger transit						$0.00		$4.16		$36,819		0.1		$40,377

		_790200		State and local government electric service						$0.00		$3.22		$52,663		0.1		$57,752

		_790300		State and local government enterprises						$0.00		$4.77		$36,819		0.1		$40,377

		_820001		* General state and local government						$0.00		$0.00		$34,375		0.0		$37,697

								SUM		$6,726.55		$27,649.00		$36,268		762

		Number of Units Analyzed				100				Local		Local		Wages & Sal		Number of

								Local		Business		Wages and		per Full-		Local Jobs

		Industry						Income		Income		Salaries		Time Job		Supported

		Construction						$2,675,997		$521,233		$2,154,764		$36,128		60

		Manufacturing						$1,786		$88		$1,699		$41,390		0

		Transportation						$1,882		$217		$1,664		$33,145		0

		Communications						$8,204		$1,529		$6,674		$61,908		0

		Utilities						$3,359		$52		$3,307		$57,752		0

		Wholesale and RetailTrade						$289,674		$34,578		$255,095		$27,956		9

		Finance and Insurance						$37,682		$5,571		$32,111		$43,923		1

		Real Estate						$13,663		$6,396		$7,267		$34,942		0

		Personal & Repair Service (except auto)						$8,557		$3,683		$4,874		$28,220		0

		Services to dwellings and other buildings						$2,482		$878		$1,604		$32,485		0

		Business & Professional Servcies (except medical)						$372,646		$93,859		$278,787		$51,837		5

		Eating and drinking places						$3,726		$625		$3,101		$34,198		0

		Automobile Repair & Service						$6,289		$2,784		$3,505		$26,094		0

		Entertainment Services						$744		$164		$580		$32,373		0

		Health, Education, and Social Services						$1		$0		$1		$38,962		0

		Local Government						$477		$0		$477		$40,377		0

		Other						$10,385		$997		$9,387		$22,506		0

		Total						$3,437,555		$672,655		$2,764,900		$36,268		76

										Local		Local		Wages & Sal		Number of

				OUTPUT RANGE INC1:				Local		Business		Wages and		per Full-		Local Jobs

		Industry						Income		Income		Salaries		Time Job		Supported

		Construction						$2,676,000		$521,000		$2,155,000		$36,000		60

		Manufacturing						$2,000		$0		$2,000		$41,000		0

		Transportation						$2,000		$0		$2,000		$33,000		0

		Communications						$8,000		$2,000		$7,000		$62,000		0

		Utilities						$3,000		$0		$3,000		$58,000		0

		Wholesale and RetailTrade						$290,000		$35,000		$255,000		$28,000		9

		Finance and Insurance						$38,000		$6,000		$32,000		$44,000		1

		Real Estate						$14,000		$6,000		$7,000		$35,000		0

		Personal & Repair Service (except auto)						$9,000		$4,000		$5,000		$28,000		0

		Services to dwellings and other buildings						$2,000		$1,000		$2,000		$32,000		0

		Business & Professional Servcies (except medical)						$373,000		$94,000		$279,000		$52,000		5

		Eating and drinking places						$4,000		$1,000		$3,000		$34,000		0

		Automobile Repair & Service						$6,000		$3,000		$4,000		$26,000		0

		Entertainment Services						$1,000		$0		$1,000		$32,000		0

		Health, Education, and Social Services						$0		$0		$0		$39,000		0

		Local Government						$0		$0		$0		$40,000		0

		Other						$10,000		$1,000		$9,000		$23,000		0

		Total						$3,438,000		$673,000		$2,765,000		$36,000		76

								Income		Proprietors'		Wages & Sal		Taxes		Jobs

				OUTPUT RANGE SUM1:				$3,438,000		$673,000		$2,765,000		$435,000		76

						SUM1&2:		$5,234,000		$1,000,000		$4,234,000		$579,000		122





B

		METRO OR COUNTY NAME

		PHASE I: Local Government Revenue Breakdown, New MF Unit

		"Typical" US County		Total		Personal Pct		Ind Bus Tax		Pers Taxes

		Property Tax		$57,011		******		$28,506		$4,401		Percentage of

		Total General Sales Tax		$7,567		0%		$7,567		$0		Real Property Tax

		Alcoholic Beverage Tax		$95		0%		$95		$0		Collected from Persons

		Amusement Tax		$0		0%		$0		$0		50.0%

		Insurance Premium Tax		$0		0%		$0		$0

		Motor Fuels Sales Tax		$226		0%		$226		$0		Private / Public Ratios:

		Parimutuels Tax		$0		0%		$0		$0				Transit		Electric		Water

		Public Utilities Tax		$1,838		0%		$1,838		$0				2.314		10.674		0.560

		Tobacco Sales Tax		$58		0%		$58		$0

		Other Selective Sales Taxes		$1,115		0%		$1,115		$0

		Alcoholic Beverage License Tax		$0		0%		$0		$0		Revenue From Persons / Personal Income:

		Amusement License Tax		$0		0%		$0		$0				Fraction Used				Max Allowable		Check

		Corporation License Tax		$0		0%		$0		$0		Passenger Transit		0.0841%		A49		0.2787%		0.0841%

		Hunting & Fishing License		$0		100%		$0		$0		Electric Service		0.2144%		A50		2.5029%		0.2144%

		Motor Vechicle License		$263		70%		$79		$184		Natural Gas Distr.		0.0356%		A51		1.1057%		0.0356%

		Motor Vechicle Operators License		$0		70%		$0		$0		Water / Sewerage		0.3968%		A52		1.7447%		0.3968%

		Public Utilities License Tax		$0		0%		$0		$0		Sanitary Services		0.0728%		A53		0.6522%		0.0728%

		Occup & Business License		$0		0%		$0		$0		Retail Trade		0.0113%		A54		15.2865%		0.0113%

		Other License Tax		$0		0%		$0		$0		Automobile Parking		0.0138%		A55		0.0781%		0.0138%

		Individial Income Tax		$3,396		100%		$0		$3,396		Hospitals		0.4782%		A56		3.7493%		0.4782%

		Corporation Net Income Tax		$658		0%		$658		$0

		Death & Gift Tax		$0		100%		$0		$0

		Documentary & Stock Trans. Tax		$0		0%		$0		$0

		Severence Tax		$0		0%		$0		$0

		Taxes, NEC		$2,804		0%		$2,804		$0

		Air Transportation Charges		$1,789		100%		$0		$1,789

		Elem Sec Ed Sch Lunch Charges		$1,236		100%		$0		$1,236

		Elem Sec Ed Tuition Charges		$337		100%		$0		$337

		Elem Sec Educ NEC Charges		$603		100%		$0		$603

		Higher Educ Auxiliary Charges		$0		100%		$0		$0

		Higher Educ Tuition Charges		$1,181		100%		$0		$1,181

		Education Other NEC Charges		$0		100%		$0		$0

		Hospital Charges		$8,135		100%		$0		$8,135

		Regular Highway Charges		$325		100%		$0		$325

		Toll Highway Charges		$259		100%		$0		$259

		Housing & Comm Dev Charges		$924		100%		$0		$924

		Nat Resources Agric Charges		$0		100%		$0		$0

		Nat Resources Forestry Charges		$0		100%		$0		$0

		Nat Resources NEC Charges		$135		100%		$0		$135

		Parking Facilities Charges		$327		72%		$93		$235

		Parks & Recreation Charges		$1,041		100%		$0		$1,041

		Sewerage Charges		$5,114		66%		$1,739		$3,375

		Solid Waste Charges		$2,065		60%		$826		$1,239

		Water Tran & Terminal Charges		$417		100%		$0		$417

		All Other NEC Charges		$4,086		100%		$0		$4,086

		Special Assessments		$809		50%		$404		$404

		Fines & Forfeits		$513		75%		$128		$384

		Rents		$214		0%		$214		$0

		Royalties		$0		0%		$0		$0

		Donations From Private Sources		$0		50%		$0		$0

		Net Lottery Revenue		$0		100%		$0		$0

		Misc General Revenue NEC		$4,241		0%		$4,241		$0

		Water Utilities Revenue		$6,374		66%		$2,167		$4,207

		Electric Utilities Revenue		$8,746		41.7%		$5,099		$3,647

		Gas Utilities Revenue		$977		61.9%		$372		$605

		Transit Utilities Revenue		$1,430		100%		$0		$1,430

		Liquor Store Revenue		$192		100%		$0		$192

		Total Excl. Utilities & Corp Inc Tax		$126,503				$47,276		$21,103

		FOR ONE HOUSING UNIT:

		TAXES		Business		Personal		Total				USER FEES & CHARGES		Business		Personal		Total

		Business Property Tax		$244		$0		$244				Residential Permit, Impact, & Other Fees		$2,703		$0		$2,703

		Residential Property Tax		$0		$0		$0				Gov Enterprises & Utilities		$50		$285		$335

		General Sales Taxes		$370		$0		$370				Hospitals		$0		$164		$164

		Specific Excise Taxes		$29		$0		$29				Transportation Charges		$0		$56		$56

		Total Income Taxes		$6		$69		$74				Education Charges		$0		$68		$68

		License Taxes		$1		$4		$4				Other User fees and charges		$43		$141		$184

		Other Taxes		$24		$89		$113				TOTAL FEES and CHARGES		$2,796		$714		$3,511

		TOTAL TAXES		$674		$161		$835				TOTAL GENERAL REVENUE		$3,470		$876		$4,346

		FOR THE TOTAL NUMBER OF HOMES ANALYZED:

		TAXES		Business		Personal		Total				USER FEES & CHARGES		Business		Personal		Total

		Business Property Tax		$24,000		$0		$24,000				Residential Permit, Impact, & Other Fees		$270,000		$0		$270,000

		Residential Property Tax		$0		$0		$0				Gov Enterprises & Utilities		$5,000		$28,000		$34,000

		General Sales Taxes		$37,000		$0		$37,000				Hospitals		$0		$16,000		$16,000

		Specific Excise Taxes		$3,000		$0		$3,000				Transportation Charges		$0		$6,000		$6,000

		Total Income Taxes		$1,000		$7,000		$7,000				Education Charges		$0		$7,000		$7,000

		License Taxes		$0		$0		$0				Other User fees and charges		$4,000		$14,000		$18,000

		Other Taxes		$2,000		$9,000		$11,000				TOTAL FEES and CHARGES		$280,000		$71,000		$351,000

		TOTAL TAXES		$67,000		$16,000		$83,000				TOTAL GENERAL REVENUE		$347,000		$88,000		$435,000





C

		METRO OR COUNTY NAME

		PHASE II: Induced Spending Effect frome Revenue Generated in Phase 1

		Inputs copied from Worksheet A:										Eigenvalues of ALYZ

				Industry Income: A18 to A79								Real Part		Imaginary

				Wages & Salaries per FTE				$32,728				0.6720867		0

				Number of SF Homes Built				100				0.0114		0

		Initial Vector Generated in Phase I

		Income		Local General Revenue						Tax Check

		$34,375.55		$3,846.07						$3,846.07								Wages and Salaries per job (Domestic Industries):

		Total Multiplied Effect (from OMATRIX)																National: 1997				$29,844

		Income		Local General Revenue														Local Area: Current				$32,728

		$52,338.95		$4,834.36														Local / National Ratio				1.0966

		Total Effect Minus Initital HH (OMATRIX)						Cross Checks of Total Minus Initial:						Wage & Sal						Wage & Sal		Local Jobs

		Income		Persons		Business		Income		Persons		Business		As a Pct of		Local		Local		per FTE		Supported

		$17,963.40		$222.84		$765.44		$17,963.40		$222.84		$765.44		Total Local		Proprietors'		Wages and		Local		Per 1,000

		Detailed Income (OMATRIX)				Industry								Income		Income		Salaries		Area		Homes

		19		Second		_20702		Greenhouse and nursery products						51.35%		$9.24		$9.76		$22,461		0.4

		132.5411		Income		_40002		Landscape and horticultural services						94.98%		$6.65		$125.89		$22,461		5.6

		9.377		Check		_90001		Dimension. crushed and broken stone						79.55%		$1.92		$7.46		$43,088		0.2

		3.2957		$17,963.40		_90002		Sand and gravel						82.80%		$0.57		$2.73		$43,088		0.1

		0.2422				_110101		New residential 1-unit structures, nonfarm						82.42%		$0.04		$0.20		$36,128		0.0

		1.094				_110102		New residential 2-4 unit structures, nonfarm						75.18%		$0.27		$0.82		$36,128		0.0

		328.9816				_110105		New residential additions and alterations, nonfarm						80.80%		$63.16		$265.82		$36,128		7.4

		0.6599				_110108		Residential garden and  hi-rise apartments						80.53%		$0.13		$0.53		$36,128		0.0

		76.4461				_110400		Highways and streets						75.88%		$18.44		$58.01		$36,128		1.6

		24.2598				_110800		Office, industrial, and commercial buildings						83.65%		$3.97		$20.29		$36,128		0.6

		133.711				_110900		Other new construction						77.66%		$29.88		$103.83		$36,128		2.9

		237.2056				_120101		Maintenaince and repair of residential structures						77.75%		$52.78		$184.42		$36,128		5.1

		72.8606				_120214		Maintenaince and repair of highways and streets						77.67%		$16.27		$56.59		$36,128		1.6

		328.3061				_120300		Other maintenaince and repair						76.05%		$78.63		$249.68		$36,128		6.9

		55.7052				_260100		Newspapers						92.18%		$4.35		$51.35		$41,390		1.2

		23.9138				_260501		Commercial printing						95.12%		$1.17		$22.75		$41,390		0.5

		1.0816				_260802		Bookbinding and related work						96.46%		$0.04		$1.04		$41,390		0.0

		1.2164				_260803		Typesetting						95.71%		$0.05		$1.16		$41,390		0.0

		3.2849				_260806		Plate making and related services						95.97%		$0.13		$3.15		$41,390		0.1

		0.6306				_641100		Signs and advertising specialties						97.38%		$0.02		$0.61		$36,124		0.0

		54.9333				_650200		Local and suburban transit and interurban highway						88.33%		$6.41		$48.52		$23,071		2.1

		33.3478				_650301		Trucking and courier services, except air						87.18%		$4.28		$29.07		$34,782		0.8

		9.0416				_650302		Warehousingand storage						77.51%		$2.03		$7.01		$34,782		0.2

		1.8927				_650702		Arrangement of passenger transportation						84.28%		$0.30		$1.60		$37,842		0.0

		428.7769				_660100		Table and telegraph communications, and alther communications services						81.36%		$79.93		$348.85		$61,917		5.6

		55.695				_660200		Cable and other pay television services						73.38%		$14.83		$40.87		$61,917		0.7

		0.2256				_670000		Radio and TV broadcasting						94.69%		$0.01		$0.21		$48,514		0.0

		177.8316				_680100		Electric services (utilities)						100.00%		$0.00		$177.83		$57,752		3.1

		45.291				_680202		Natural gas distribution (utilities)						100.00%		$0.00		$45.29		$57,752		0.8

		7.0419				_680301		Water supply and sewerage systems						100.00%		$0.00		$7.04		$57,752		0.1

		24.229				_680302		Sanitary services, steam supply, and irrigation						91.85%		$1.97		$22.25		$57,752		0.4

		241.1037				_690100		Wholesale trade						90.34%		$23.28		$217.82		$45,260		4.8

		3406.6296				_690200		Retail trade						86.33%		$465.55		$2,941.08		$21,452		137.1

		904.459				_700100		Banking						82.07%		$162.21		$742.25		$42,126		17.6

		299.1037				_700200		Credit agencies other than banks						100.00%		$0.00		$299.10		$52,949		5.6

		309.8039				_700500		Insurance agents, brokers, and services						89.88%		$31.36		$278.44		$45,720		6.1

		1082.2096				_710201		Real estate agents, managers, operators, and lessors						53.19%		$506.62		$575.59		$34,942		16.5

		163.517				_720201		Laundry, cleaning, garment services, and shoe repair						69.56%		$49.77		$113.75		$21,783		5.2

		135.0508				_720202		Funeral service and crematories						60.70%		$53.07		$81.98		$21,783		3.8

		22.9817				_720203		Portrait photographic studios & misc. personal services						41.03%		$13.55		$9.43		$21,783		0.4

		51.208				_720204		Electrical repair shops						66.76%		$17.02		$34.19		$21,783		1.6

		17.7431				_720205		Watch, clock, jewelry and furniture repair						56.33%		$7.75		$10.00		$21,783		0.5

		262.5953				_720300		Beauty and barber shops						76.01%		$62.99		$199.61		$21,783		9.2

		91.5913				_730101		Miscellaneous repair shops						52.85%		$43.19		$48.40		$33,127		1.5

		138.2836				_730102		Services to dwellings and other buildings						64.63%		$48.92		$89.37		$32,485		2.8

		161.449				_730103		Personnel supply services						92.98%		$11.33		$150.12		$32,485		4.6

		248.2688				_730104		Computer and data processing services						74.60%		$63.06		$185.21		$32,485		5.7

		51.0306				_730106		Detective and protective services						80.53%		$9.93		$41.10		$32,485		1.3

		88.479				_730107		Miscellaneous equipment rental and leasing						42.35%		$51.01		$37.47		$32,485		1.2

		33.9555				_730108		Photo finishing labs and commercial photography						47.39%		$17.86		$16.09		$32,485		0.5

		222.34				_730109		Other business services						43.42%		$125.80		$96.54		$32,485		3.0

		307.6499				_730301		Legal services						68.36%		$97.35		$210.30		$62,529		3.4

		143.0253				_730302		Engineering, architectural, and surveying services						82.74%		$24.69		$118.34		$62,529		1.9

		170.7328				_730303		Accounting, auditing and bookkeeping, etc						73.04%		$46.02		$124.71		$62,529		2.0

		683.304				_740000		Eating and drinking places						83.24%		$114.53		$568.77		$34,198		16.6

		77.8048				_750001		Automotive rental and leasing, without drivers						43.12%		$44.25		$33.55		$26,094		1.3

		533.7322				_750002		Automotive repair shops and services						68.00%		$170.80		$362.94		$26,094		13.9

		20.0323				_750003		Automobile parking and car washes						51.78%		$9.66		$10.37		$26,094		0.4

		79.0631				_760101		Motion picture services and theaters						76.92%		$18.24		$60.82		$43,280		1.4

		29.2521				_760102		Video tape rental						50.75%		$14.41		$14.85		$28,144		0.5

		18.5495				_760201		Theatrical producers (except motion picture), bands, et						71.86%		$5.22		$13.33		$28,144		0.5

		28.3024				_760203		Professional sports clubs and promoters						92.03%		$2.25		$26.05		$28,144		0.9

		11.5544				_760206		Other amusement and recreation services						55.57%		$5.13		$6.42		$28,144		0.2

		96.5696				_760207		* Bowling centers, physical fitness facilities, membership sports, etc						78.21%		$21.04		$75.53		$28,144		2.7

		1077.6109				_770100		Doctors and dentists						78.64%		$230.20		$847.41		$38,962		21.7

		849.1144				_770200		Hospitals						87.10%		$109.56		$739.55		$38,962		19.0

		348.7102				_770301		Nursing and personal care facilities						91.49%		$29.67		$319.04		$38,962		8.2

		196.5031				_770303		Home health care services						88.17%		$23.25		$173.25		$38,962		4.4

		34.2447				_770304		Veterinary services						84.36%		$5.36		$28.89		$38,962		0.7

		229.1743				_770305		Other medical and health services						60.23%		$91.13		$138.04		$38,962		3.5

		73.4849		Ratio of		_770401		Elementary and secondary schools						100.00%		$0.00		$73.48		$39,493		1.9

		130.1307		Local Income		_770700		Child day care services						75.17%		$32.32		$97.81		$20,743		4.7

		140.6673		to Total		_770800		Residential care						92.74%		$10.21		$130.45		$20,743		6.3

		34.3335		Requirements		_770900		Other social services						91.65%		$2.87		$31.47		$20,743		1.5

		71.3534		1.22335785		_790100		State and local government passenger transit						100.00%		$0.00		$71.35		$40,377		1.8

		26.557		0.16802550		_790200		State and local government electric service						100.00%		$0.00		$26.56		$57,752		0.5

		117.623		0.17103079		_790300		State and local government enterprises						100.00%		$0.00		$117.62		$40,377		2.9

		2210.3968				_820001		* General state and local government						100.00%		$0.00		$2,210.40		$37,697		58.6

		15.1036

		38.5117												SUM		$3,269.88		$14,693.52				458.4

		6.3878

		71.2842												Local		Local		Wages & Sal		Number of

		13.0809				Industry						Local		Business		Wages and		per Full-		Local Jobs

		2.0317										Income		Income		Salaries		Time Job		Supported

		2.4754				Construction						$120,377		$26,356		$94,021		$36,128		3

		85.9046				Manufacturing						$8,520		$574		$7,946		$41,390		0

						Transportation						$17,057		$1,302		$15,755		$31,830		0

						Communications						$48,470		$9,477		$38,993		$61,908		1

						Utilities						$28,095		$197		$27,898		$57,752		0

						Wholesale and RetailTrade						$364,773		$48,883		$315,890		$22,260		14

						Finance and Insurance						$151,337		$19,357		$131,980		$44,954		3

						Real Estate						$108,221		$50,662		$57,559		$34,942		2

						Personal & Repair Service (except auto)						$74,469		$24,734		$49,735		$22,534		2

						Services to dwellings and other buildings						$13,828		$4,892		$8,937		$32,485		0

						Business & Professional Servcies (except medical)						$142,693		$44,705		$97,988		$41,770		2

						Eating and drinking places						$68,330		$11,453		$56,877		$34,198		2

						Automobile Repair & Service						$63,157		$22,471		$40,686		$26,094		2

						Entertainment Services						$26,329		$6,630		$19,699		$31,551		1

						Health, Education, and Social Services						$311,397		$53,457		$257,940		$35,809		7

						Local Government						$232,802		$0		$232,802		$37,824		6

						Other						$16,484		$1,839		$14,645		$23,273		1

						Total						$1,796,340		$326,988		$1,469,352		$32,055		46

														Local		Local		Wages & Sal		Number of

								OUTPUT RANGE INC2:				Local		Business		Wages and		per Full-		Local Jobs

						Industry						Income		Income		Salaries		Time Job		Supported

						Construction						$120,000		$26,000		$94,000		$36,000		3

						Manufacturing						$9,000		$1,000		$8,000		$41,000		0

						Transportation						$17,000		$1,000		$16,000		$32,000		0

						Communications						$48,000		$9,000		$39,000		$62,000		1

						Utilities						$28,000		$0		$28,000		$58,000		0

						Wholesale and RetailTrade						$365,000		$49,000		$316,000		$22,000		14

						Finance and Insurance						$151,000		$19,000		$132,000		$45,000		3

						Real Estate						$108,000		$51,000		$58,000		$35,000		2

						Personal & Repair Service (except auto)						$74,000		$25,000		$50,000		$23,000		2

						Services to dwellings and other buildings						$14,000		$5,000		$9,000		$32,000		0

						Business & Professional Servcies (except medical)						$143,000		$45,000		$98,000		$42,000		2

						Eating and drinking places						$68,000		$11,000		$57,000		$34,000		2

						Automobile Repair & Service						$63,000		$22,000		$41,000		$26,000		2

						Entertainment Services						$26,000		$7,000		$20,000		$32,000		1

						Health, Education, and Social Services						$311,000		$53,000		$258,000		$36,000		7

						Local Government						$233,000		$0		$233,000		$38,000		6

						Other						$16,000		$2,000		$15,000		$23,000		1

						Total						$1,796,000		$327,000		$1,469,000		$32,000		46

												Income		Proprietors'		Wages & Sal		Taxes		Jobs

								OUTPUT RANGE: SUM2				$1,796,000		$327,000		$1,469,000		$144,000		46

						Local Government Revenue Breakdown:

						FOR ONE HOUSING UNIT:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$455		$0		$455		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$0		$0		Gov Enterprises/Utilities				$220		$149		$369

						General Sales Taxes		$121		$0		$121		Hospitals				$0		$86		$86

						Specific Excise Taxes		$53		$0		$53		Transportation Charges				$0		$29		$29

						Total Income Taxes		$11		$36		$46		Education Charges				$0		$35		$35

						License Taxes		$1		$2		$3		Other User fees and charges				$80		$74		$153

						Other Taxes		$45		$46		$91		TOTAL FEES and CHARGES				$300		$373		$673

						TOTAL TAXES		$686		$84		$770		TOTAL GENERAL REVENUE				$985		$458		$1,443

						FOR THE TOTAL NUMBER OF HOMES ANALYZED:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$46,000		$0		$46,000		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$0		$0		Gov Enterprises/Utilities				$22,000		$15,000		$37,000

						General Sales Taxes		$12,000		$0		$12,000		Hospitals				$0		$9,000		$9,000

						Specific Excise Taxes		$5,000		$0		$5,000		Transportation Charges				$0		$3,000		$3,000

						Total Income Taxes		$1,000		$4,000		$5,000		Education Charges				$0		$4,000		$4,000

						License Taxes		$0		$0		$0		Other User fees and charges				$8,000		$7,000		$15,000

						Other Taxes		$4,000		$5,000		$9,000		TOTAL FEES and CHARGES				$30,000		$37,000		$67,000

						TOTAL TAXES		$69,000		$8,000		$77,000		TOTAL GENERAL REVENUE				$99,000		$46,000		$144,000





D

		METRO OR COUNTY NAME

		PHASE 3: Ongoing Impact of Occupied New MF Unit

		Inputs copied by the spreadsheet from Worksheet A:																Median Family Income:

				Industry Income: A18 to A79								Eigenvalues of ALYZ:						National 1994				$39,900

				Avg New MF Unit Value				$87,254				Real Part		Imaginary				Local Area 1996				$47,800

				Median Family Income				$47,800				0.6721		0.0000				Local / National Ratio				1.1979949875

				Number of SF Homes Built				100				0.0114		0.0000				New MF Income: 1994				$37,101

				Personal Tax/Personal Inc.				1.241%

		Household Values Below Computed by Spreadsheet

		Income		Local General Revenue						Tax Check								Wages and Salaries per FTE

		$44,446.81		$1,610.05						$1,610.05								National: 1997				$33,357

				$1,059		Residential Property Tax												Local Area: Current				$32,728

				$551		Other Revenue From Persons												Local / National Ratio				0.9811

		Total Multiplied Effect (from OMATRIX)

		Income		Local General Revenue

		$62,422.97		$2,950.15

		Total Effect Minus Initital HH (OMATRIX)						Cross Checks of Total Minus Initial:						Wage & Sal						Wage & Sal		Local Jobs

		Income		Persons		Business		Income		Persons		Business		As a Pct of		Local		Local		per FTE		Supported

		$17,976.16		$223.00		$1,117.10		$17,976.15		$223.00		$1,117.10		Total Local		Proprietors'		Wages and		Local		Per 1,000

		Detailed Income (OMATRIX)				Industry								Income		Income		Salaries		Area		Homes

		12.9127		Second		_20702		Greenhouse and nursery products						51.35%		$6.28		$6.63		$22,461		0.3

		92.1261		Income		_40002		Landscape and horticultural services						94.98%		$4.62		$87.51		$22,461		3.9

		7.499		Check		_90001		Dimension. crushed and broken stone						79.55%		$1.53		$5.97		$43,088		0.1

		2.259		$17,976.16		_90002		Sand and gravel						82.80%		$0.39		$1.87		$43,088		0.0

		0.1478				_110101		New residential 1-unit structures, nonfarm						82.42%		$0.03		$0.12		$36,128		0.0

		0.6676				_110102		New residential 2-4 unit structures, nonfarm						75.18%		$0.17		$0.50		$36,128		0.0

		121.6073				_110105		New residential additions and alterations, nonfarm						80.80%		$23.35		$98.26		$36,128		2.7

		0.4027				_110108		Residential garden and  hi-rise apartments						80.53%		$0.08		$0.32		$36,128		0.0

		46.651				_110400		Highways and streets						75.88%		$11.25		$35.40		$36,128		1.0

		14.8044				_110800		Office, industrial, and commercial buildings						83.65%		$2.42		$12.38		$36,128		0.3

		81.5967				_110900		Other new construction						77.66%		$18.23		$63.36		$36,128		1.8

		248.0311				_120101		Maintenaince and repair of residential structures						77.75%		$55.19		$192.84		$36,128		5.3

		75.9553				_120214		Maintenaince and repair of highways and streets						77.67%		$16.96		$58.99		$36,128		1.6

		310.5195				_120300		Other maintenaince and repair						76.05%		$74.37		$236.15		$36,128		6.5

		48.0668				_260100		Newspapers						92.18%		$3.76		$44.31		$41,390		1.1

		23.0121				_260501		Commercial printing						95.12%		$1.12		$21.89		$41,390		0.5

		0.6572				_260802		Bookbinding and related work						96.46%		$0.02		$0.63		$41,390		0.0

		1.2263				_260803		Typesetting						95.71%		$0.05		$1.17		$41,390		0.0

		3.0261				_260806		Plate making and related services						95.97%		$0.12		$2.90		$41,390		0.1

		0.4396				_641100		Signs and advertising specialties						97.38%		$0.01		$0.43		$36,124		0.0

		39.1656				_650200		Local and suburban transit and interurban highway						88.33%		$4.57		$34.59		$23,071		1.5

		28.9797				_650301		Trucking and courier services, except air						87.18%		$3.72		$25.26		$34,782		0.7

		7.756				_650302		Warehousingand storage						77.51%		$1.74		$6.01		$34,782		0.2

		2.1731				_650702		Arrangement of passenger transportation						84.28%		$0.34		$1.83		$37,842		0.0

		501.3266				_660100		Table and telegraph communications, and alther communications services						81.36%		$93.45		$407.87		$61,917		6.6

		31.0924				_660200		Cable and other pay television services						73.38%		$8.28		$22.82		$61,917		0.4

		0.2411				_670000		Radio and TV broadcasting						94.69%		$0.01		$0.23		$48,514		0.0

		121.5857				_680100		Electric services (utilities)						100.00%		$0.00		$121.59		$57,752		2.1

		22.6209				_680202		Natural gas distribution (utilities)						100.00%		$0.00		$22.62		$57,752		0.4

		3.9213				_680301		Water supply and sewerage systems						100.00%		$0.00		$3.92		$57,752		0.1

		23.5258				_680302		Sanitary services, steam supply, and irrigation						91.85%		$1.92		$21.61		$57,752		0.4

		229.5645				_690100		Wholesale trade						90.34%		$22.17		$207.40		$45,260		4.6

		3970.5265				_690200		Retail trade						86.33%		$542.61		$3,427.91		$21,452		159.8

		586.874				_700100		Banking						82.07%		$105.25		$481.62		$42,126		11.4

		358.9372				_700200		Credit agencies other than banks						100.00%		$0.00		$358.94		$52,949		6.8

		290.3644				_700500		Insurance agents, brokers, and services						89.88%		$29.40		$260.97		$45,720		5.7

		2154.4177				_710201		Real estate agents, managers, operators, and lessors						53.19%		$1,008.55		$1,145.87		$34,942		32.8

		224.7616				_720201		Laundry, cleaning, garment services, and shoe repair						69.56%		$68.41		$156.35		$21,783		7.2

		48.8816				_720202		Funeral service and crematories						60.70%		$19.21		$29.67		$21,783		1.4

		8.251				_720203		Portrait photographic studios & misc. personal services						41.03%		$4.87		$3.39		$21,783		0.2

		63.8675				_720204		Electrical repair shops						66.76%		$21.23		$42.64		$21,783		2.0

		27.3718				_720205		Watch, clock, jewelry and furniture repair						56.33%		$11.95		$15.42		$21,783		0.7

		312.5554				_720300		Beauty and barber shops						76.01%		$74.97		$237.59		$21,783		10.9

		70.767				_730101		Miscellaneous repair shops						52.85%		$33.37		$37.40		$33,127		1.1

		202.6075				_730102		Services to dwellings and other buildings						64.63%		$71.67		$130.94		$32,485		4.0

		163.7103				_730103		Personnel supply services						92.98%		$11.49		$152.22		$32,485		4.7

		216.7735				_730104		Computer and data processing services						74.60%		$55.06		$161.72		$32,485		5.0

		52.6705				_730106		Detective and protective services						80.53%		$10.25		$42.42		$32,485		1.3

		76.7783				_730107		Miscellaneous equipment rental and leasing						42.35%		$44.26		$32.52		$32,485		1.0

		29.8454				_730108		Photo finishing labs and commercial photography						47.39%		$15.70		$14.14		$32,485		0.4

		241.5091				_730109		Other business services						43.42%		$136.64		$104.87		$32,485		3.2

		312.5723				_730301		Legal services						68.36%		$98.90		$213.67		$62,529		3.4

		167.2412				_730302		Engineering, architectural, and surveying services						82.74%		$28.87		$138.37		$62,529		2.2

		158.3127				_730303		Accounting, auditing and bookkeeping, etc						73.04%		$42.68		$115.64		$62,529		1.8

		916.9784				_740000		Eating and drinking places						83.24%		$153.70		$763.28		$34,198		22.3

		109.6797				_750001		Automotive rental and leasing, without drivers						43.12%		$62.38		$47.30		$26,094		1.8

		643.6463				_750002		Automotive repair shops and services						68.00%		$205.97		$437.68		$26,094		16.8

		30.881				_750003		Automobile parking and car washes						51.78%		$14.89		$15.99		$26,094		0.6

		147.2796				_760101		Motion picture services and theaters						76.92%		$33.99		$113.29		$43,280		2.6

		67.0322				_760102		Video tape rental						50.75%		$33.01		$34.02		$28,144		1.2

		17.4533				_760201		Theatrical producers (except motion picture), bands, et						71.86%		$4.91		$12.54		$28,144		0.4

		65.6686				_760203		Professional sports clubs and promoters						92.03%		$5.23		$60.44		$28,144		2.1

		23.8691				_760206		Other amusement and recreation services						55.57%		$10.60		$13.26		$28,144		0.5

		192.3753				_760207		* Bowling centers, physical fitness facilities, membership sports, etc						78.21%		$41.92		$150.46		$28,144		5.3

		914.1748				_770100		Doctors and dentists						78.64%		$195.28		$718.89		$38,962		18.5

		602.628				_770200		Hospitals						87.10%		$77.76		$524.87		$38,962		13.5

		259.3411				_770301		Nursing and personal care facilities						91.49%		$22.07		$237.27		$38,962		6.1

		110.6613				_770303		Home health care services						88.17%		$13.09		$97.57		$38,962		2.5

		30.6416				_770304		Veterinary services						84.36%		$4.79		$25.85		$38,962		0.7

		217.7296				_770305		Other medical and health services						60.23%		$86.58		$131.15		$38,962		3.4

		27.5982		Ratio of		_770401		Elementary and secondary schools						100.00%		$0.00		$27.60		$39,493		0.7

		118.1552		Local Income		_770700		Child day care services						75.17%		$29.34		$88.81		$20,743		4.3

		97.3304		to Total		_770800		Residential care						92.74%		$7.07		$90.26		$20,743		4.4

		30.9373		Requirements		_770900		Other social services						91.65%		$2.58		$28.35		$20,743		1.4

		50.8739		1.22335785		_790100		Local government passenger transit						100.00%		$0.00		$50.87		$40,377		1.3

		18.1448		0.16802550		_790200		Local government electric service						100.00%		$0.00		$18.14		$57,752		0.3

		91.0337		0.17103079		_790300		Local government enterprises						100.00%		$0.00		$91.03		$40,377		2.3

		1348.8874				_820001		* General state and local government						100.00%		$0.00		$1,348.89		$37,697		35.8

		28.2128

		52.3398														$3,796.66		$14,179.50				458.0

		6.9968

		74.7172												Local		Local		Wages & Sal		Number of

		13.2547				Industry						Local		Business		Wages and		per Full-		Local Jobs

		6.9489										Income		Income		Salaries		Time Job		Supported

		12.5888				Construction						$90,038		$20,204		$69,834		$36,128		2

		177.6371				Manufacturing						$7,599		$508		$7,091		$41,390		0

						Transportation						$12,895		$1,037		$11,857		$31,987		0

						Communications						$53,266		$10,174		$43,092		$61,908		1

						Utilities						$18,980		$192		$18,788		$57,752		0

						Wholesale and RetailTrade						$420,009		$56,478		$363,531		$22,116		16

						Finance and Insurance						$123,618		$13,465		$110,153		$46,051		2

						Real Estate						$215,442		$100,855		$114,587		$34,942		3

						Personal & Repair Service (except auto)						$75,646		$23,400		$52,245		$22,330		2

						Services to dwellings and other buildings						$20,261		$7,167		$13,094		$32,485		0

						Business & Professional Servcies (except medical)						$141,941		$44,385		$97,556		$42,207		2

						Eating and drinking places						$91,698		$15,370		$76,328		$34,198		2

						Automobile Repair & Service						$78,421		$28,324		$50,097		$26,094		2

						Entertainment Services						$51,368		$12,966		$38,401		$31,382		1

						Health, Education, and Social Services						$240,920		$43,857		$197,063		$35,671		6

						Local Government						$143,992		$0		$143,992		$37,856		4

						Other						$11,524		$1,284		$10,240		$23,354		0

						Total						$1,797,616		$379,666		$1,417,950		$30,959		46

														Local		Local		Wages & Sal		Number of

								OUTPUT RANGE INC3:				Local		Business		Wages and		per Full-		Local Jobs

						Industry						Income		Income		Salaries		Time Job		Supported

						Construction						$90,000		$20,000		$70,000		$36,000		2

						Manufacturing						$8,000		$1,000		$7,000		$41,000		0

						Transportation						$13,000		$1,000		$12,000		$32,000		0

						Communications						$53,000		$10,000		$43,000		$62,000		1

						Utilities						$19,000		$0		$19,000		$58,000		0

						Wholesale and RetailTrade						$420,000		$56,000		$364,000		$22,000		16

						Finance and Insurance						$124,000		$13,000		$110,000		$46,000		2

						Real Estate						$215,000		$101,000		$115,000		$35,000		3

						Personal & Repair Service (except auto)						$76,000		$23,000		$52,000		$22,000		2

						Services to dwellings and other buildings						$20,000		$7,000		$13,000		$32,000		0

						Business & Professional Servcies (except medical)						$142,000		$44,000		$98,000		$42,000		2

						Eating and drinking places						$92,000		$15,000		$76,000		$34,000		2

						Automobile Repair & Service						$78,000		$28,000		$50,000		$26,000		2

						Entertainment Services						$51,000		$13,000		$38,000		$31,000		1

						Health, Education, and Social Services						$241,000		$44,000		$197,000		$36,000		6

						Local Government						$144,000		$0		$144,000		$38,000		4

						Other						$12,000		$1,000		$10,000		$23,000		0

						Total						$1,798,000		$380,000		$1,418,000		$31,000		46

												Income		Proprietors'		Wages & Sal		Taxes		Jobs

								OUTPUT RANGE: SUM3				$1,798,000		$380,000		$1,418,000		$308,000		46

						Local Government Revenue Breakdown:

						FOR ONE HOUSING UNIT:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$664		$0		$664		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$1,059		$1,059		Gov Enterprises/Utilities				$309		$195		$504

						General Sales Taxes		$176		$0		$176		Hospitals				$0		$178		$178

						Specific Excise Taxes		$78		$0		$78		Transportation Charges				$0		$29		$29

						Total Income Taxes		$15		$36		$51		Education Charges				$0		$35		$35

						License Taxes		$2		$2		$4		Other User fees and charges				$116		$74		$190

						Other Taxes		$65		$47		$112		TOTAL FEES and CHARGES				$425		$511		$937

						TOTAL TAXES		$1,001		$1,143		$2,144		TOTAL GENERAL REVENUE				$1,426		$1,654		$3,081

						FOR THE TOTAL NUMBER OF HOMES ANALYZED:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$66,000		$0		$66,000		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$106,000		$106,000		Gov Enterprises/Utilities				$31,000		$20,000		$50,000

						General Sales Taxes		$18,000		$0		$18,000		Hospitals				$0		$18,000		$18,000

						Specific Excise Taxes		$8,000		$0		$8,000		Transportation Charges				$0		$3,000		$3,000

						Total Income Taxes		$2,000		$4,000		$5,000		Education Charges				$0		$4,000		$4,000

						License Taxes		$0		$0		$0		Other User fees and charges				$12,000		$7,000		$19,000

						Other Taxes		$7,000		$5,000		$11,000		TOTAL FEES and CHARGES				$43,000		$51,000		$94,000

						TOTAL TAXES		$100,000		$114,000		$214,000		TOTAL GENERAL REVENUE				$143,000		$165,000		$308,000
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		Local Income Generated By Building 100 Homes

		Industry		Single Family						Multifamily						Multifamily

				Year of Cons-truction		Recurring Impacts		10-year impact		Year of Cons-truction		Recurring Impacts		10-year impact		Year of Cons-truction		Recurring Impacts		10-year impact

		Construction		$5,792,000		$161,000		$7,241,000		$2,796,000		$90,000		$3,697,000		$2,796,374		$90,038		$3,696,757

		Wholesale and Retail Trade		$1,501,000		$643,000		$7,288,000		$10,000		$8,000		$86,000		$10,307		$7,599		$86,295

		Business & Professional Services		$737,000		$268,000		$3,149,000		$19,000		$13,000		$148,000		$18,939		$12,895		$147,887

		Health, Educ. & Social Services		$640,000		$467,000		$4,843,000		$57,000		$53,000		$589,000		$56,673		$53,266		$589,334

		Local Government		$463,000		$209,000		$2,344,000		$31,000		$19,000		$221,000		$31,454		$18,980		$221,253

		Finance and Insurance		$393,000		$417,000		$4,146,000		$654,000		$420,000		$4,855,000		$654,447		$420,009		$4,854,538

		Real Estate		$260,000		$115,000		$1,295,000		$189,000		$124,000		$1,425,000		$189,019		$123,618		$1,425,194

		Personal & Repair Services		$183,000		$118,000		$1,245,000		$122,000		$215,000		$2,276,000		$121,884		$215,442		$2,276,302

		Automobile Repair & Service		$150,000		$110,000		$1,140,000		$83,000		$76,000		$839,000		$83,026		$75,646		$839,481

		Eating and drinking places		$150,000		$115,000		$1,185,000		$16,000		$20,000		$219,000		$16,311		$20,261		$218,918

		Other		$135,000		$36,000		$459,000		$515,000		$142,000		$1,935,000		$515,339		$141,941		$1,934,753

		Communications		$125,000		$81,000		$854,000		$72,000		$92,000		$989,000		$72,056		$91,698		$989,035

		Utilities		$69,000		$51,000		$528,000		$69,000		$78,000		$854,000		$69,446		$78,421		$853,653

		Entertainment Services		$57,000		$73,000		$714,000		$27,000		$51,000		$541,000		$27,073		$51,368		$540,752

		Transportation		$43,000		$20,000		$223,000		$311,000		$241,000		$2,721,000		$311,398		$240,920		$2,720,596

		Services to dwellings / buildings		$37,000		$19,000		$208,000		$233,000		$144,000		$1,673,000		$233,279		$143,992		$1,673,200

		Manufacturing		$21,000		$13,000		$138,000		$27,000		$12,000		$142,000		$26,869		$11,524		$142,105

		Total		$10,755,000		$2,915,000		$36,990,000		$5,234,000		$1,798,000		$23,210,000		$5,233,895		$1,797,616		$23,210,053





Sheet3

		Revenues and Taxes to Local Governments

				Single Family						Multifamily

				Year of Cons-truction		Recurring Impacts		10-year impact		Year of Cons-truction		Recurring Impacts		10-year impact

		Residential Permit / Impact Fees		$535,000				$535,000		$270,000				$270,000		$2,703

		Utilities & Other Govt. Enterprises		$150,000		$110,000		$1,140,000		$70,000		$50,000		$575,000		$704		$504

		Business Property Taxes		$134,000		$70,000		$764,000		$70,000		$66,000		$734,000		$700		$664

		General Sales Taxes		$99,000		$19,000		$270,000		$49,000		$18,000		$225,000		$491		$176

		Other Fees and Charges		$67,000		$24,000		$283,000		$34,000		$19,000		$224,000		$337		$190

		Hospitals		$52,000		$31,000		$331,000		$25,000		$18,000		$203,000		$250		$178

		Other Taxes		$41,000		$14,000		$167,000		$20,000		$11,000		$132,000		$204		$112

		Income Taxes		$24,000		$7,000		$87,000		$12,000		$5,000		$63,000		$121		$51

		Education Charges		$21,000		$6,000		$75,000		$10,000		$4,000		$46,000		$103		$35

		Transportation Charges		$18,000		$5,000		$63,000		$9,000		$3,000		$38,000		$86		$29

		Specific Excise Taxes		$16,000		$8,000		$88,000		$8,000		$8,000		$86,000		$82		$78

		License Taxes		$2,000		$1,000		$11,000		$1,000		$0		$5,000		$8		$4

		Residential Property Taxes		$0		$177,000		$1,593,000		$0		$106,000		$1,059,000		0		$1,059

		TOTAL GENERAL REVENUE		$1,159,000		$472,000		$5,407,000		$579,000		$308,000		$3,660,000		$5,789		$3,081

																$5,789		$3,081





A

		METRO OR COUNTY NAME

		PHASE I: Direct and Indirect Impact of Building a New Multifamily Unit

		Inputs Copied from Begining Worksheet File:

		Area Median Family Income: 1999						$47,800				Wages and Salaries per job (Domestic Industries):

		Wages and salaries per job: 1999						$32,728				National: 1997				$29,844

		Number of Housing Units to Analyze						100				Local Area: Current				$32,728

		Average Value of Housing Unit						$87,254				Local / National Ratio				1.0966

		Average Value of Raw Land per Unit						5,817

		Local General Revenue Per Unit						$837.4		Tax Checks:				Input for Phase II:

						Personal		$426.4		$426.4				34,375.55		3,846.07

				Non-Permit Business				$411.0		$411.0				Input for Phase III:

		Average Permit/Impact/Etc Fees per Unit						$2,703						44,446.81		1,610.05

		Local Sales tax on Materials						305

		Average Annual Property Tax Per Unit						$1,059						Wage & Sal

		Local Personal Taxes / Personal Income						1.2405%						per FTE		Local Jobs		Wage & Sal

		Spending on Govt. Enterprises / Uutilities						$50		Local		Local		National '97		Supported		per FTE

										Proprietors'		Wages and		fr Aug '98		Per 1,000		Local

		Industry								Income		Salaries		SCB 6.6C		Homes		Area

		_20702		Greenhouse and nursery products						$5.26		$5.55		$20,482		0.2		$22,461

		_40002		Landscape and horticultural services						$4.64		$87.90		$20,482		3.9		$22,461

		_90001		Dimension. crushed and broken stone						$0.06		$0.23		$39,291		0.0		$43,088

		_90002		Sand and gravel						$0.01		$0.06		$39,291		0.0		$43,088

		_110101		New residential 1-unit structures, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110102		New residential 2-4 unit structures, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110105		New residential additions and alterations, nonfarm						$0.00		$0.00		$32,944		0.0		$36,128

		_110108		Residential garden and  hi-rise apartments						$5,194.58		$21,490.19		$32,944		594.8		$36,128

		_110400		Highways and streets						$0.00		$0.00		$32,944		0.0		$36,128

		_110800		Office, industrial, and commercial buildings						$0.00		$0.00		$32,944		0.0		$36,128

		_110900		Other new construction						$0.00		$0.00		$32,944		0.0		$36,128

		_120101		Maintenaince and repair of residential structures						$2.83		$9.90		$32,944		0.3		$36,128

		_120214		Maintenaince and repair of highways and streets						$0.65		$2.27		$32,944		0.1		$36,128

		_120300		Other maintenaince and repair						$14.26		$45.29		$32,944		1.3		$36,128

		_260100		Newspapers						$0.06		$0.67		$37,743		0.0		$41,390

		_260501		Commercial printing						$0.72		$14.12		$37,743		0.3		$41,390

		_260802		Bookbinding and related work						$0.00		$0.03		$37,743		0.0		$41,390

		_260803		Typesetting						$0.05		$1.02		$37,743		0.0		$41,390

		_260806		Plate making and related services						$0.05		$1.15		$37,743		0.0		$41,390

		_641100		Signs and advertising specialties						$0.00		$0.13		$32,941		0.0		$36,124

		_650200		Local and suburban transit and interurban highway						$0.37		$2.83		$21,038		0.1		$23,071

		_650301		Trucking and courier services, except air						$0.98		$6.65		$31,717		0.2		$34,782

		_650302		Warehousingand storage						$0.73		$2.53		$31,717		0.1		$34,782

		_650702		Arrangement of passenger transportation						$0.09		$0.48		$34,507		0.0		$37,842

		_660100		Table and telegraph communications, and alther communications services						$15.28		$66.67		$56,461		1.1		$61,917

		_660200		Cable and other pay television services						$0.01		$0.04		$56,461		0.0		$61,917

		_670000		Radio and TV broadcasting						$0.00		$0.03		$44,239		0.0		$48,514

		_680100		Electric services (utilities)						$0.00		$21.63		$52,663		0.4		$57,752

		_680202		Natural gas distribution (utilities)						$0.00		$2.01		$52,663		0.0		$57,752

		_680301		Water supply and sewerage systems						$0.00		$0.31		$52,663		0.0		$57,752

		_680302		Sanitary services, steam supply, and irrigation						$0.52		$5.90		$52,663		0.1		$57,752

		_690100		Wholesale trade						$120.57		$1,128.19		$41,272		24.9		$45,260

		_690200		Retail trade						$225.21		$1,422.76		$19,562		66.3		$21,452

		_700100		Banking						$53.56		$245.08		$38,414		5.8		$42,126

		_700200		Credit agencies other than banks						$0.00		$56.93		$48,283		1.1		$52,949

		_700500		Insurance agents, brokers, and services						$2.15		$19.11		$41,691		0.4		$45,720

		_710201		Real estate agents, managers, operators, and lessors						$63.96		$72.67		$31,863		2.1		$34,942

		_720201		Laundry, cleaning, garment services, and shoe repair						$3.12		$7.13		$19,863		0.3		$21,783

		_720202		Funeral service and crematories						$0.00		$0.00		$19,863		0.0		$21,783

		_720203		Portrait photographic studios & misc. personal services						$0.27		$0.18		$19,863		0.0		$21,783

		_720204		Electrical repair shops						$4.44		$8.92		$19,863		0.4		$21,783

		_720205		Watch, clock, jewelry and furniture repair						$0.02		$0.03		$19,863		0.0		$21,783

		_720300		Beauty and barber shops						$0.00		$0.00		$19,863		0.0		$21,783

		_730101		Miscellaneous repair shops						$28.97		$32.47		$30,208		1.0		$33,127

		_730102		Services to dwellings and other buildings						$8.78		$16.04		$29,622		0.5		$32,485

		_730103		Personnel supply services						$16.33		$216.42		$29,622		6.7		$32,485

		_730104		Computer and data processing services						$35.35		$103.82		$29,622		3.2		$32,485

		_730106		Detective and protective services						$6.76		$27.96		$29,622		0.9		$32,485

		_730107		Miscellaneous equipment rental and leasing						$206.54		$151.73		$29,622		4.7		$32,485

		_730108		Photo finishing labs and commercial photography						$3.73		$3.36		$29,622		0.1		$32,485

		_730109		Other business services						$154.38		$118.48		$29,622		3.6		$32,485

		_730301		Legal services						$78.10		$168.72		$57,019		2.7		$62,529

		_730302		Engineering, architectural, and surveying services						$389.86		$1,868.53		$57,019		29.9		$62,529

		_730303		Accounting, auditing and bookkeeping, etc						$47.55		$128.85		$57,019		2.1		$62,529

		_740000		Eating and drinking places						$6.25		$31.01		$31,184		0.9		$34,198

		_750001		Automotive rental and leasing, without drivers						$16.26		$12.33		$23,795		0.5		$26,094

		_750002		Automotive repair shops and services						$9.79		$20.80		$23,795		0.8		$26,094

		_750003		Automobile parking and car washes						$1.79		$1.92		$23,795		0.1		$26,094

		_760101		Motion picture services and theaters						$0.65		$2.17		$39,466		0.1		$43,280

		_760102		Video tape rental						$0.27		$0.27		$25,664		0.0		$28,144

		_760201		Theatrical producers (except motion picture), bands, et						$0.33		$0.85		$25,664		0.0		$28,144

		_760203		Professional sports clubs and promoters						$0.14		$1.59		$25,664		0.1		$28,144

		_760206		Other amusement and recreation services						$0.00		$0.00		$25,664		0.0		$28,144

		_760207		* Bowling centers, physical fitness facilities, membership sports, etc						$0.26		$0.92		$25,664		0.0		$28,144

		_770100		Doctors and dentists						$0.00		$0.00		$35,529		0.0		$38,962

		_770200		Hospitals						$0.00		$0.00		$35,529		0.0		$38,962

		_770301		Nursing and personal care facilities						$0.00		$0.00		$35,529		0.0		$38,962

		_770303		Home health care services						$0.00		$0.00		$35,529		0.0		$38,962

		_770304		Veterinary services						$0.00		$0.00		$35,529		0.0		$38,962

		_770305		Other medical and health services						$0.00		$0.00		$35,529		0.0		$38,962

		_770401		Elementary and secondary schools						$0.00		$0.00		$36,013		0.0		$39,493

		_770700		Child day care services						$0.00		$0.00		$18,915		0.0		$20,743

		_770800		Residential care						$0.00		$0.00		$18,915		0.0		$20,743

		_770900		Other social services						$0.00		$0.00		$18,915		0.0		$20,743

		_790100		State and local government passenger transit						$0.00		$4.16		$36,819		0.1		$40,377

		_790200		State and local government electric service						$0.00		$3.22		$52,663		0.1		$57,752

		_790300		State and local government enterprises						$0.00		$4.77		$36,819		0.1		$40,377

		_820001		* General state and local government						$0.00		$0.00		$34,375		0.0		$37,697

								SUM		$6,726.55		$27,649.00		$36,268		762

		Number of Units Analyzed				100				Local		Local		Wages & Sal		Number of

								Local		Business		Wages and		per Full-		Local Jobs

		Industry						Income		Income		Salaries		Time Job		Supported

		Construction						$2,675,997		$521,233		$2,154,764		$36,128		60

		Manufacturing						$1,786		$88		$1,699		$41,390		0

		Transportation						$1,882		$217		$1,664		$33,145		0

		Communications						$8,204		$1,529		$6,674		$61,908		0

		Utilities						$3,359		$52		$3,307		$57,752		0

		Wholesale and RetailTrade						$289,674		$34,578		$255,095		$27,956		9

		Finance and Insurance						$37,682		$5,571		$32,111		$43,923		1

		Real Estate						$13,663		$6,396		$7,267		$34,942		0

		Personal & Repair Service (except auto)						$8,557		$3,683		$4,874		$28,220		0

		Services to dwellings and other buildings						$2,482		$878		$1,604		$32,485		0

		Business & Professional Servcies (except medical)						$372,646		$93,859		$278,787		$51,837		5

		Eating and drinking places						$3,726		$625		$3,101		$34,198		0

		Automobile Repair & Service						$6,289		$2,784		$3,505		$26,094		0

		Entertainment Services						$744		$164		$580		$32,373		0

		Health, Education, and Social Services						$1		$0		$1		$38,962		0

		Local Government						$477		$0		$477		$40,377		0

		Other						$10,385		$997		$9,387		$22,506		0

		Total						$3,437,555		$672,655		$2,764,900		$36,268		76

										Local		Local		Wages & Sal		Number of

				OUTPUT RANGE INC1:				Local		Business		Wages and		per Full-		Local Jobs

		Industry						Income		Income		Salaries		Time Job		Supported

		Construction						$2,676,000		$521,000		$2,155,000		$36,000		60

		Manufacturing						$2,000		$0		$2,000		$41,000		0

		Transportation						$2,000		$0		$2,000		$33,000		0

		Communications						$8,000		$2,000		$7,000		$62,000		0

		Utilities						$3,000		$0		$3,000		$58,000		0

		Wholesale and RetailTrade						$290,000		$35,000		$255,000		$28,000		9

		Finance and Insurance						$38,000		$6,000		$32,000		$44,000		1

		Real Estate						$14,000		$6,000		$7,000		$35,000		0

		Personal & Repair Service (except auto)						$9,000		$4,000		$5,000		$28,000		0

		Services to dwellings and other buildings						$2,000		$1,000		$2,000		$32,000		0

		Business & Professional Servcies (except medical)						$373,000		$94,000		$279,000		$52,000		5

		Eating and drinking places						$4,000		$1,000		$3,000		$34,000		0

		Automobile Repair & Service						$6,000		$3,000		$4,000		$26,000		0

		Entertainment Services						$1,000		$0		$1,000		$32,000		0

		Health, Education, and Social Services						$0		$0		$0		$39,000		0

		Local Government						$0		$0		$0		$40,000		0

		Other						$10,000		$1,000		$9,000		$23,000		0

		Total						$3,438,000		$673,000		$2,765,000		$36,000		76

								Income		Proprietors'		Wages & Sal		Taxes		Jobs

				OUTPUT RANGE SUM1:				$3,438,000		$673,000		$2,765,000		$435,000		76

						SUM1&2:		$5,234,000		$1,000,000		$4,234,000		$579,000		122





B

		METRO OR COUNTY NAME

		PHASE I: Local Government Revenue Breakdown, New MF Unit

		"Typical" US County		Total		Personal Pct		Ind Bus Tax		Pers Taxes

		Property Tax		$57,011		******		$28,506		$4,401		Percentage of

		Total General Sales Tax		$7,567		0%		$7,567		$0		Real Property Tax

		Alcoholic Beverage Tax		$95		0%		$95		$0		Collected from Persons

		Amusement Tax		$0		0%		$0		$0		50.0%

		Insurance Premium Tax		$0		0%		$0		$0

		Motor Fuels Sales Tax		$226		0%		$226		$0		Private / Public Ratios:

		Parimutuels Tax		$0		0%		$0		$0				Transit		Electric		Water

		Public Utilities Tax		$1,838		0%		$1,838		$0				2.314		10.674		0.560

		Tobacco Sales Tax		$58		0%		$58		$0

		Other Selective Sales Taxes		$1,115		0%		$1,115		$0

		Alcoholic Beverage License Tax		$0		0%		$0		$0		Revenue From Persons / Personal Income:

		Amusement License Tax		$0		0%		$0		$0				Fraction Used				Max Allowable		Check

		Corporation License Tax		$0		0%		$0		$0		Passenger Transit		0.0841%		A49		0.2787%		0.0841%

		Hunting & Fishing License		$0		100%		$0		$0		Electric Service		0.2144%		A50		2.5029%		0.2144%

		Motor Vechicle License		$263		70%		$79		$184		Natural Gas Distr.		0.0356%		A51		1.1057%		0.0356%

		Motor Vechicle Operators License		$0		70%		$0		$0		Water / Sewerage		0.3968%		A52		1.7447%		0.3968%

		Public Utilities License Tax		$0		0%		$0		$0		Sanitary Services		0.0728%		A53		0.6522%		0.0728%

		Occup & Business License		$0		0%		$0		$0		Retail Trade		0.0113%		A54		15.2865%		0.0113%

		Other License Tax		$0		0%		$0		$0		Automobile Parking		0.0138%		A55		0.0781%		0.0138%

		Individial Income Tax		$3,396		100%		$0		$3,396		Hospitals		0.4782%		A56		3.7493%		0.4782%

		Corporation Net Income Tax		$658		0%		$658		$0

		Death & Gift Tax		$0		100%		$0		$0

		Documentary & Stock Trans. Tax		$0		0%		$0		$0

		Severence Tax		$0		0%		$0		$0

		Taxes, NEC		$2,804		0%		$2,804		$0

		Air Transportation Charges		$1,789		100%		$0		$1,789

		Elem Sec Ed Sch Lunch Charges		$1,236		100%		$0		$1,236

		Elem Sec Ed Tuition Charges		$337		100%		$0		$337

		Elem Sec Educ NEC Charges		$603		100%		$0		$603

		Higher Educ Auxiliary Charges		$0		100%		$0		$0

		Higher Educ Tuition Charges		$1,181		100%		$0		$1,181

		Education Other NEC Charges		$0		100%		$0		$0

		Hospital Charges		$8,135		100%		$0		$8,135

		Regular Highway Charges		$325		100%		$0		$325

		Toll Highway Charges		$259		100%		$0		$259

		Housing & Comm Dev Charges		$924		100%		$0		$924

		Nat Resources Agric Charges		$0		100%		$0		$0

		Nat Resources Forestry Charges		$0		100%		$0		$0

		Nat Resources NEC Charges		$135		100%		$0		$135

		Parking Facilities Charges		$327		72%		$93		$235

		Parks & Recreation Charges		$1,041		100%		$0		$1,041

		Sewerage Charges		$5,114		66%		$1,739		$3,375

		Solid Waste Charges		$2,065		60%		$826		$1,239

		Water Tran & Terminal Charges		$417		100%		$0		$417

		All Other NEC Charges		$4,086		100%		$0		$4,086

		Special Assessments		$809		50%		$404		$404

		Fines & Forfeits		$513		75%		$128		$384

		Rents		$214		0%		$214		$0

		Royalties		$0		0%		$0		$0

		Donations From Private Sources		$0		50%		$0		$0

		Net Lottery Revenue		$0		100%		$0		$0

		Misc General Revenue NEC		$4,241		0%		$4,241		$0

		Water Utilities Revenue		$6,374		66%		$2,167		$4,207

		Electric Utilities Revenue		$8,746		41.7%		$5,099		$3,647

		Gas Utilities Revenue		$977		61.9%		$372		$605

		Transit Utilities Revenue		$1,430		100%		$0		$1,430

		Liquor Store Revenue		$192		100%		$0		$192

		Total Excl. Utilities & Corp Inc Tax		$126,503				$47,276		$21,103

		FOR ONE HOUSING UNIT:

		TAXES		Business		Personal		Total				USER FEES & CHARGES		Business		Personal		Total

		Business Property Tax		$244		$0		$244				Residential Permit, Impact, & Other Fees		$2,703		$0		$2,703

		Residential Property Tax		$0		$0		$0				Gov Enterprises & Utilities		$50		$285		$335

		General Sales Taxes		$370		$0		$370				Hospitals		$0		$164		$164

		Specific Excise Taxes		$29		$0		$29				Transportation Charges		$0		$56		$56

		Total Income Taxes		$6		$69		$74				Education Charges		$0		$68		$68

		License Taxes		$1		$4		$4				Other User fees and charges		$43		$141		$184

		Other Taxes		$24		$89		$113				TOTAL FEES and CHARGES		$2,796		$714		$3,511

		TOTAL TAXES		$674		$161		$835				TOTAL GENERAL REVENUE		$3,470		$876		$4,346

		FOR THE TOTAL NUMBER OF HOMES ANALYZED:

		TAXES		Business		Personal		Total				USER FEES & CHARGES		Business		Personal		Total

		Business Property Tax		$24,000		$0		$24,000				Residential Permit, Impact, & Other Fees		$270,000		$0		$270,000

		Residential Property Tax		$0		$0		$0				Gov Enterprises & Utilities		$5,000		$28,000		$34,000

		General Sales Taxes		$37,000		$0		$37,000				Hospitals		$0		$16,000		$16,000

		Specific Excise Taxes		$3,000		$0		$3,000				Transportation Charges		$0		$6,000		$6,000

		Total Income Taxes		$1,000		$7,000		$7,000				Education Charges		$0		$7,000		$7,000

		License Taxes		$0		$0		$0				Other User fees and charges		$4,000		$14,000		$18,000

		Other Taxes		$2,000		$9,000		$11,000				TOTAL FEES and CHARGES		$280,000		$71,000		$351,000

		TOTAL TAXES		$67,000		$16,000		$83,000				TOTAL GENERAL REVENUE		$347,000		$88,000		$435,000





C

		METRO OR COUNTY NAME

		PHASE II: Induced Spending Effect frome Revenue Generated in Phase 1

		Inputs copied from Worksheet A:										Eigenvalues of ALYZ

				Industry Income: A18 to A79								Real Part		Imaginary

				Wages & Salaries per FTE				$32,728				0.6720867		0

				Number of SF Homes Built				100				0.0114		0

		Initial Vector Generated in Phase I

		Income		Local General Revenue						Tax Check

		$34,375.55		$3,846.07						$3,846.07								Wages and Salaries per job (Domestic Industries):

		Total Multiplied Effect (from OMATRIX)																National: 1997				$29,844

		Income		Local General Revenue														Local Area: Current				$32,728

		$52,338.95		$4,834.36														Local / National Ratio				1.0966

		Total Effect Minus Initital HH (OMATRIX)						Cross Checks of Total Minus Initial:						Wage & Sal						Wage & Sal		Local Jobs

		Income		Persons		Business		Income		Persons		Business		As a Pct of		Local		Local		per FTE		Supported

		$17,963.40		$222.84		$765.44		$17,963.40		$222.84		$765.44		Total Local		Proprietors'		Wages and		Local		Per 1,000

		Detailed Income (OMATRIX)				Industry								Income		Income		Salaries		Area		Homes

		19		Second		_20702		Greenhouse and nursery products						51.35%		$9.24		$9.76		$22,461		0.4

		132.5411		Income		_40002		Landscape and horticultural services						94.98%		$6.65		$125.89		$22,461		5.6

		9.377		Check		_90001		Dimension. crushed and broken stone						79.55%		$1.92		$7.46		$43,088		0.2

		3.2957		$17,963.40		_90002		Sand and gravel						82.80%		$0.57		$2.73		$43,088		0.1

		0.2422				_110101		New residential 1-unit structures, nonfarm						82.42%		$0.04		$0.20		$36,128		0.0

		1.094				_110102		New residential 2-4 unit structures, nonfarm						75.18%		$0.27		$0.82		$36,128		0.0

		328.9816				_110105		New residential additions and alterations, nonfarm						80.80%		$63.16		$265.82		$36,128		7.4

		0.6599				_110108		Residential garden and  hi-rise apartments						80.53%		$0.13		$0.53		$36,128		0.0

		76.4461				_110400		Highways and streets						75.88%		$18.44		$58.01		$36,128		1.6

		24.2598				_110800		Office, industrial, and commercial buildings						83.65%		$3.97		$20.29		$36,128		0.6

		133.711				_110900		Other new construction						77.66%		$29.88		$103.83		$36,128		2.9

		237.2056				_120101		Maintenaince and repair of residential structures						77.75%		$52.78		$184.42		$36,128		5.1

		72.8606				_120214		Maintenaince and repair of highways and streets						77.67%		$16.27		$56.59		$36,128		1.6

		328.3061				_120300		Other maintenaince and repair						76.05%		$78.63		$249.68		$36,128		6.9

		55.7052				_260100		Newspapers						92.18%		$4.35		$51.35		$41,390		1.2

		23.9138				_260501		Commercial printing						95.12%		$1.17		$22.75		$41,390		0.5

		1.0816				_260802		Bookbinding and related work						96.46%		$0.04		$1.04		$41,390		0.0

		1.2164				_260803		Typesetting						95.71%		$0.05		$1.16		$41,390		0.0

		3.2849				_260806		Plate making and related services						95.97%		$0.13		$3.15		$41,390		0.1

		0.6306				_641100		Signs and advertising specialties						97.38%		$0.02		$0.61		$36,124		0.0

		54.9333				_650200		Local and suburban transit and interurban highway						88.33%		$6.41		$48.52		$23,071		2.1

		33.3478				_650301		Trucking and courier services, except air						87.18%		$4.28		$29.07		$34,782		0.8

		9.0416				_650302		Warehousingand storage						77.51%		$2.03		$7.01		$34,782		0.2

		1.8927				_650702		Arrangement of passenger transportation						84.28%		$0.30		$1.60		$37,842		0.0

		428.7769				_660100		Table and telegraph communications, and alther communications services						81.36%		$79.93		$348.85		$61,917		5.6

		55.695				_660200		Cable and other pay television services						73.38%		$14.83		$40.87		$61,917		0.7

		0.2256				_670000		Radio and TV broadcasting						94.69%		$0.01		$0.21		$48,514		0.0

		177.8316				_680100		Electric services (utilities)						100.00%		$0.00		$177.83		$57,752		3.1

		45.291				_680202		Natural gas distribution (utilities)						100.00%		$0.00		$45.29		$57,752		0.8

		7.0419				_680301		Water supply and sewerage systems						100.00%		$0.00		$7.04		$57,752		0.1

		24.229				_680302		Sanitary services, steam supply, and irrigation						91.85%		$1.97		$22.25		$57,752		0.4

		241.1037				_690100		Wholesale trade						90.34%		$23.28		$217.82		$45,260		4.8

		3406.6296				_690200		Retail trade						86.33%		$465.55		$2,941.08		$21,452		137.1

		904.459				_700100		Banking						82.07%		$162.21		$742.25		$42,126		17.6

		299.1037				_700200		Credit agencies other than banks						100.00%		$0.00		$299.10		$52,949		5.6

		309.8039				_700500		Insurance agents, brokers, and services						89.88%		$31.36		$278.44		$45,720		6.1

		1082.2096				_710201		Real estate agents, managers, operators, and lessors						53.19%		$506.62		$575.59		$34,942		16.5

		163.517				_720201		Laundry, cleaning, garment services, and shoe repair						69.56%		$49.77		$113.75		$21,783		5.2

		135.0508				_720202		Funeral service and crematories						60.70%		$53.07		$81.98		$21,783		3.8

		22.9817				_720203		Portrait photographic studios & misc. personal services						41.03%		$13.55		$9.43		$21,783		0.4

		51.208				_720204		Electrical repair shops						66.76%		$17.02		$34.19		$21,783		1.6

		17.7431				_720205		Watch, clock, jewelry and furniture repair						56.33%		$7.75		$10.00		$21,783		0.5

		262.5953				_720300		Beauty and barber shops						76.01%		$62.99		$199.61		$21,783		9.2

		91.5913				_730101		Miscellaneous repair shops						52.85%		$43.19		$48.40		$33,127		1.5

		138.2836				_730102		Services to dwellings and other buildings						64.63%		$48.92		$89.37		$32,485		2.8

		161.449				_730103		Personnel supply services						92.98%		$11.33		$150.12		$32,485		4.6

		248.2688				_730104		Computer and data processing services						74.60%		$63.06		$185.21		$32,485		5.7

		51.0306				_730106		Detective and protective services						80.53%		$9.93		$41.10		$32,485		1.3

		88.479				_730107		Miscellaneous equipment rental and leasing						42.35%		$51.01		$37.47		$32,485		1.2

		33.9555				_730108		Photo finishing labs and commercial photography						47.39%		$17.86		$16.09		$32,485		0.5

		222.34				_730109		Other business services						43.42%		$125.80		$96.54		$32,485		3.0

		307.6499				_730301		Legal services						68.36%		$97.35		$210.30		$62,529		3.4

		143.0253				_730302		Engineering, architectural, and surveying services						82.74%		$24.69		$118.34		$62,529		1.9

		170.7328				_730303		Accounting, auditing and bookkeeping, etc						73.04%		$46.02		$124.71		$62,529		2.0

		683.304				_740000		Eating and drinking places						83.24%		$114.53		$568.77		$34,198		16.6

		77.8048				_750001		Automotive rental and leasing, without drivers						43.12%		$44.25		$33.55		$26,094		1.3

		533.7322				_750002		Automotive repair shops and services						68.00%		$170.80		$362.94		$26,094		13.9

		20.0323				_750003		Automobile parking and car washes						51.78%		$9.66		$10.37		$26,094		0.4

		79.0631				_760101		Motion picture services and theaters						76.92%		$18.24		$60.82		$43,280		1.4

		29.2521				_760102		Video tape rental						50.75%		$14.41		$14.85		$28,144		0.5

		18.5495				_760201		Theatrical producers (except motion picture), bands, et						71.86%		$5.22		$13.33		$28,144		0.5

		28.3024				_760203		Professional sports clubs and promoters						92.03%		$2.25		$26.05		$28,144		0.9

		11.5544				_760206		Other amusement and recreation services						55.57%		$5.13		$6.42		$28,144		0.2

		96.5696				_760207		* Bowling centers, physical fitness facilities, membership sports, etc						78.21%		$21.04		$75.53		$28,144		2.7

		1077.6109				_770100		Doctors and dentists						78.64%		$230.20		$847.41		$38,962		21.7

		849.1144				_770200		Hospitals						87.10%		$109.56		$739.55		$38,962		19.0

		348.7102				_770301		Nursing and personal care facilities						91.49%		$29.67		$319.04		$38,962		8.2

		196.5031				_770303		Home health care services						88.17%		$23.25		$173.25		$38,962		4.4

		34.2447				_770304		Veterinary services						84.36%		$5.36		$28.89		$38,962		0.7

		229.1743				_770305		Other medical and health services						60.23%		$91.13		$138.04		$38,962		3.5

		73.4849		Ratio of		_770401		Elementary and secondary schools						100.00%		$0.00		$73.48		$39,493		1.9

		130.1307		Local Income		_770700		Child day care services						75.17%		$32.32		$97.81		$20,743		4.7

		140.6673		to Total		_770800		Residential care						92.74%		$10.21		$130.45		$20,743		6.3

		34.3335		Requirements		_770900		Other social services						91.65%		$2.87		$31.47		$20,743		1.5

		71.3534		1.22335785		_790100		State and local government passenger transit						100.00%		$0.00		$71.35		$40,377		1.8

		26.557		0.16802550		_790200		State and local government electric service						100.00%		$0.00		$26.56		$57,752		0.5

		117.623		0.17103079		_790300		State and local government enterprises						100.00%		$0.00		$117.62		$40,377		2.9

		2210.3968				_820001		* General state and local government						100.00%		$0.00		$2,210.40		$37,697		58.6

		15.1036

		38.5117												SUM		$3,269.88		$14,693.52				458.4

		6.3878

		71.2842												Local		Local		Wages & Sal		Number of

		13.0809				Industry						Local		Business		Wages and		per Full-		Local Jobs

		2.0317										Income		Income		Salaries		Time Job		Supported

		2.4754				Construction						$120,377		$26,356		$94,021		$36,128		3

		85.9046				Manufacturing						$8,520		$574		$7,946		$41,390		0

						Transportation						$17,057		$1,302		$15,755		$31,830		0

						Communications						$48,470		$9,477		$38,993		$61,908		1

						Utilities						$28,095		$197		$27,898		$57,752		0

						Wholesale and RetailTrade						$364,773		$48,883		$315,890		$22,260		14

						Finance and Insurance						$151,337		$19,357		$131,980		$44,954		3

						Real Estate						$108,221		$50,662		$57,559		$34,942		2

						Personal & Repair Service (except auto)						$74,469		$24,734		$49,735		$22,534		2

						Services to dwellings and other buildings						$13,828		$4,892		$8,937		$32,485		0

						Business & Professional Servcies (except medical)						$142,693		$44,705		$97,988		$41,770		2

						Eating and drinking places						$68,330		$11,453		$56,877		$34,198		2

						Automobile Repair & Service						$63,157		$22,471		$40,686		$26,094		2

						Entertainment Services						$26,329		$6,630		$19,699		$31,551		1

						Health, Education, and Social Services						$311,397		$53,457		$257,940		$35,809		7

						Local Government						$232,802		$0		$232,802		$37,824		6

						Other						$16,484		$1,839		$14,645		$23,273		1

						Total						$1,796,340		$326,988		$1,469,352		$32,055		46

														Local		Local		Wages & Sal		Number of

								OUTPUT RANGE INC2:				Local		Business		Wages and		per Full-		Local Jobs

						Industry						Income		Income		Salaries		Time Job		Supported

						Construction						$120,000		$26,000		$94,000		$36,000		3

						Manufacturing						$9,000		$1,000		$8,000		$41,000		0

						Transportation						$17,000		$1,000		$16,000		$32,000		0

						Communications						$48,000		$9,000		$39,000		$62,000		1

						Utilities						$28,000		$0		$28,000		$58,000		0

						Wholesale and RetailTrade						$365,000		$49,000		$316,000		$22,000		14

						Finance and Insurance						$151,000		$19,000		$132,000		$45,000		3

						Real Estate						$108,000		$51,000		$58,000		$35,000		2

						Personal & Repair Service (except auto)						$74,000		$25,000		$50,000		$23,000		2

						Services to dwellings and other buildings						$14,000		$5,000		$9,000		$32,000		0

						Business & Professional Servcies (except medical)						$143,000		$45,000		$98,000		$42,000		2

						Eating and drinking places						$68,000		$11,000		$57,000		$34,000		2

						Automobile Repair & Service						$63,000		$22,000		$41,000		$26,000		2

						Entertainment Services						$26,000		$7,000		$20,000		$32,000		1

						Health, Education, and Social Services						$311,000		$53,000		$258,000		$36,000		7

						Local Government						$233,000		$0		$233,000		$38,000		6

						Other						$16,000		$2,000		$15,000		$23,000		1

						Total						$1,796,000		$327,000		$1,469,000		$32,000		46

												Income		Proprietors'		Wages & Sal		Taxes		Jobs

								OUTPUT RANGE: SUM2				$1,796,000		$327,000		$1,469,000		$144,000		46

						Local Government Revenue Breakdown:

						FOR ONE HOUSING UNIT:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$455		$0		$455		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$0		$0		Gov Enterprises/Utilities				$220		$149		$369

						General Sales Taxes		$121		$0		$121		Hospitals				$0		$86		$86

						Specific Excise Taxes		$53		$0		$53		Transportation Charges				$0		$29		$29

						Total Income Taxes		$11		$36		$46		Education Charges				$0		$35		$35

						License Taxes		$1		$2		$3		Other User fees and charges				$80		$74		$153

						Other Taxes		$45		$46		$91		TOTAL FEES and CHARGES				$300		$373		$673

						TOTAL TAXES		$686		$84		$770		TOTAL GENERAL REVENUE				$985		$458		$1,443

						FOR THE TOTAL NUMBER OF HOMES ANALYZED:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$46,000		$0		$46,000		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$0		$0		Gov Enterprises/Utilities				$22,000		$15,000		$37,000

						General Sales Taxes		$12,000		$0		$12,000		Hospitals				$0		$9,000		$9,000

						Specific Excise Taxes		$5,000		$0		$5,000		Transportation Charges				$0		$3,000		$3,000

						Total Income Taxes		$1,000		$4,000		$5,000		Education Charges				$0		$4,000		$4,000

						License Taxes		$0		$0		$0		Other User fees and charges				$8,000		$7,000		$15,000

						Other Taxes		$4,000		$5,000		$9,000		TOTAL FEES and CHARGES				$30,000		$37,000		$67,000

						TOTAL TAXES		$69,000		$8,000		$77,000		TOTAL GENERAL REVENUE				$99,000		$46,000		$144,000





D

		METRO OR COUNTY NAME

		PHASE 3: Ongoing Impact of Occupied New MF Unit

		Inputs copied by the spreadsheet from Worksheet A:																Median Family Income:

				Industry Income: A18 to A79								Eigenvalues of ALYZ:						National 1994				$39,900

				Avg New MF Unit Value				$87,254				Real Part		Imaginary				Local Area 1996				$47,800

				Median Family Income				$47,800				0.6721		0.0000				Local / National Ratio				1.1979949875

				Number of SF Homes Built				100				0.0114		0.0000				New MF Income: 1994				$37,101

				Personal Tax/Personal Inc.				1.241%

		Household Values Below Computed by Spreadsheet

		Income		Local General Revenue						Tax Check								Wages and Salaries per FTE

		$44,446.81		$1,610.05						$1,610.05								National: 1997				$33,357

				$1,059		Residential Property Tax												Local Area: Current				$32,728

				$551		Other Revenue From Persons												Local / National Ratio				0.9811

		Total Multiplied Effect (from OMATRIX)

		Income		Local General Revenue

		$62,422.97		$2,950.15

		Total Effect Minus Initital HH (OMATRIX)						Cross Checks of Total Minus Initial:						Wage & Sal						Wage & Sal		Local Jobs

		Income		Persons		Business		Income		Persons		Business		As a Pct of		Local		Local		per FTE		Supported

		$17,976.16		$223.00		$1,117.10		$17,976.15		$223.00		$1,117.10		Total Local		Proprietors'		Wages and		Local		Per 1,000

		Detailed Income (OMATRIX)				Industry								Income		Income		Salaries		Area		Homes

		12.9127		Second		_20702		Greenhouse and nursery products						51.35%		$6.28		$6.63		$22,461		0.3

		92.1261		Income		_40002		Landscape and horticultural services						94.98%		$4.62		$87.51		$22,461		3.9

		7.499		Check		_90001		Dimension. crushed and broken stone						79.55%		$1.53		$5.97		$43,088		0.1

		2.259		$17,976.16		_90002		Sand and gravel						82.80%		$0.39		$1.87		$43,088		0.0

		0.1478				_110101		New residential 1-unit structures, nonfarm						82.42%		$0.03		$0.12		$36,128		0.0

		0.6676				_110102		New residential 2-4 unit structures, nonfarm						75.18%		$0.17		$0.50		$36,128		0.0

		121.6073				_110105		New residential additions and alterations, nonfarm						80.80%		$23.35		$98.26		$36,128		2.7

		0.4027				_110108		Residential garden and  hi-rise apartments						80.53%		$0.08		$0.32		$36,128		0.0

		46.651				_110400		Highways and streets						75.88%		$11.25		$35.40		$36,128		1.0

		14.8044				_110800		Office, industrial, and commercial buildings						83.65%		$2.42		$12.38		$36,128		0.3

		81.5967				_110900		Other new construction						77.66%		$18.23		$63.36		$36,128		1.8

		248.0311				_120101		Maintenaince and repair of residential structures						77.75%		$55.19		$192.84		$36,128		5.3

		75.9553				_120214		Maintenaince and repair of highways and streets						77.67%		$16.96		$58.99		$36,128		1.6

		310.5195				_120300		Other maintenaince and repair						76.05%		$74.37		$236.15		$36,128		6.5

		48.0668				_260100		Newspapers						92.18%		$3.76		$44.31		$41,390		1.1

		23.0121				_260501		Commercial printing						95.12%		$1.12		$21.89		$41,390		0.5

		0.6572				_260802		Bookbinding and related work						96.46%		$0.02		$0.63		$41,390		0.0

		1.2263				_260803		Typesetting						95.71%		$0.05		$1.17		$41,390		0.0

		3.0261				_260806		Plate making and related services						95.97%		$0.12		$2.90		$41,390		0.1

		0.4396				_641100		Signs and advertising specialties						97.38%		$0.01		$0.43		$36,124		0.0

		39.1656				_650200		Local and suburban transit and interurban highway						88.33%		$4.57		$34.59		$23,071		1.5

		28.9797				_650301		Trucking and courier services, except air						87.18%		$3.72		$25.26		$34,782		0.7

		7.756				_650302		Warehousingand storage						77.51%		$1.74		$6.01		$34,782		0.2

		2.1731				_650702		Arrangement of passenger transportation						84.28%		$0.34		$1.83		$37,842		0.0

		501.3266				_660100		Table and telegraph communications, and alther communications services						81.36%		$93.45		$407.87		$61,917		6.6

		31.0924				_660200		Cable and other pay television services						73.38%		$8.28		$22.82		$61,917		0.4

		0.2411				_670000		Radio and TV broadcasting						94.69%		$0.01		$0.23		$48,514		0.0

		121.5857				_680100		Electric services (utilities)						100.00%		$0.00		$121.59		$57,752		2.1

		22.6209				_680202		Natural gas distribution (utilities)						100.00%		$0.00		$22.62		$57,752		0.4

		3.9213				_680301		Water supply and sewerage systems						100.00%		$0.00		$3.92		$57,752		0.1

		23.5258				_680302		Sanitary services, steam supply, and irrigation						91.85%		$1.92		$21.61		$57,752		0.4

		229.5645				_690100		Wholesale trade						90.34%		$22.17		$207.40		$45,260		4.6

		3970.5265				_690200		Retail trade						86.33%		$542.61		$3,427.91		$21,452		159.8

		586.874				_700100		Banking						82.07%		$105.25		$481.62		$42,126		11.4

		358.9372				_700200		Credit agencies other than banks						100.00%		$0.00		$358.94		$52,949		6.8

		290.3644				_700500		Insurance agents, brokers, and services						89.88%		$29.40		$260.97		$45,720		5.7

		2154.4177				_710201		Real estate agents, managers, operators, and lessors						53.19%		$1,008.55		$1,145.87		$34,942		32.8

		224.7616				_720201		Laundry, cleaning, garment services, and shoe repair						69.56%		$68.41		$156.35		$21,783		7.2

		48.8816				_720202		Funeral service and crematories						60.70%		$19.21		$29.67		$21,783		1.4

		8.251				_720203		Portrait photographic studios & misc. personal services						41.03%		$4.87		$3.39		$21,783		0.2

		63.8675				_720204		Electrical repair shops						66.76%		$21.23		$42.64		$21,783		2.0

		27.3718				_720205		Watch, clock, jewelry and furniture repair						56.33%		$11.95		$15.42		$21,783		0.7

		312.5554				_720300		Beauty and barber shops						76.01%		$74.97		$237.59		$21,783		10.9

		70.767				_730101		Miscellaneous repair shops						52.85%		$33.37		$37.40		$33,127		1.1

		202.6075				_730102		Services to dwellings and other buildings						64.63%		$71.67		$130.94		$32,485		4.0

		163.7103				_730103		Personnel supply services						92.98%		$11.49		$152.22		$32,485		4.7

		216.7735				_730104		Computer and data processing services						74.60%		$55.06		$161.72		$32,485		5.0

		52.6705				_730106		Detective and protective services						80.53%		$10.25		$42.42		$32,485		1.3

		76.7783				_730107		Miscellaneous equipment rental and leasing						42.35%		$44.26		$32.52		$32,485		1.0

		29.8454				_730108		Photo finishing labs and commercial photography						47.39%		$15.70		$14.14		$32,485		0.4

		241.5091				_730109		Other business services						43.42%		$136.64		$104.87		$32,485		3.2

		312.5723				_730301		Legal services						68.36%		$98.90		$213.67		$62,529		3.4

		167.2412				_730302		Engineering, architectural, and surveying services						82.74%		$28.87		$138.37		$62,529		2.2

		158.3127				_730303		Accounting, auditing and bookkeeping, etc						73.04%		$42.68		$115.64		$62,529		1.8

		916.9784				_740000		Eating and drinking places						83.24%		$153.70		$763.28		$34,198		22.3

		109.6797				_750001		Automotive rental and leasing, without drivers						43.12%		$62.38		$47.30		$26,094		1.8

		643.6463				_750002		Automotive repair shops and services						68.00%		$205.97		$437.68		$26,094		16.8

		30.881				_750003		Automobile parking and car washes						51.78%		$14.89		$15.99		$26,094		0.6

		147.2796				_760101		Motion picture services and theaters						76.92%		$33.99		$113.29		$43,280		2.6

		67.0322				_760102		Video tape rental						50.75%		$33.01		$34.02		$28,144		1.2

		17.4533				_760201		Theatrical producers (except motion picture), bands, et						71.86%		$4.91		$12.54		$28,144		0.4

		65.6686				_760203		Professional sports clubs and promoters						92.03%		$5.23		$60.44		$28,144		2.1

		23.8691				_760206		Other amusement and recreation services						55.57%		$10.60		$13.26		$28,144		0.5

		192.3753				_760207		* Bowling centers, physical fitness facilities, membership sports, etc						78.21%		$41.92		$150.46		$28,144		5.3

		914.1748				_770100		Doctors and dentists						78.64%		$195.28		$718.89		$38,962		18.5

		602.628				_770200		Hospitals						87.10%		$77.76		$524.87		$38,962		13.5

		259.3411				_770301		Nursing and personal care facilities						91.49%		$22.07		$237.27		$38,962		6.1

		110.6613				_770303		Home health care services						88.17%		$13.09		$97.57		$38,962		2.5

		30.6416				_770304		Veterinary services						84.36%		$4.79		$25.85		$38,962		0.7

		217.7296				_770305		Other medical and health services						60.23%		$86.58		$131.15		$38,962		3.4

		27.5982		Ratio of		_770401		Elementary and secondary schools						100.00%		$0.00		$27.60		$39,493		0.7

		118.1552		Local Income		_770700		Child day care services						75.17%		$29.34		$88.81		$20,743		4.3

		97.3304		to Total		_770800		Residential care						92.74%		$7.07		$90.26		$20,743		4.4

		30.9373		Requirements		_770900		Other social services						91.65%		$2.58		$28.35		$20,743		1.4

		50.8739		1.22335785		_790100		Local government passenger transit						100.00%		$0.00		$50.87		$40,377		1.3

		18.1448		0.16802550		_790200		Local government electric service						100.00%		$0.00		$18.14		$57,752		0.3

		91.0337		0.17103079		_790300		Local government enterprises						100.00%		$0.00		$91.03		$40,377		2.3

		1348.8874				_820001		* General state and local government						100.00%		$0.00		$1,348.89		$37,697		35.8

		28.2128

		52.3398														$3,796.66		$14,179.50				458.0

		6.9968

		74.7172												Local		Local		Wages & Sal		Number of

		13.2547				Industry						Local		Business		Wages and		per Full-		Local Jobs

		6.9489										Income		Income		Salaries		Time Job		Supported

		12.5888				Construction						$90,038		$20,204		$69,834		$36,128		2

		177.6371				Manufacturing						$7,599		$508		$7,091		$41,390		0

						Transportation						$12,895		$1,037		$11,857		$31,987		0

						Communications						$53,266		$10,174		$43,092		$61,908		1

						Utilities						$18,980		$192		$18,788		$57,752		0

						Wholesale and RetailTrade						$420,009		$56,478		$363,531		$22,116		16

						Finance and Insurance						$123,618		$13,465		$110,153		$46,051		2

						Real Estate						$215,442		$100,855		$114,587		$34,942		3

						Personal & Repair Service (except auto)						$75,646		$23,400		$52,245		$22,330		2

						Services to dwellings and other buildings						$20,261		$7,167		$13,094		$32,485		0

						Business & Professional Servcies (except medical)						$141,941		$44,385		$97,556		$42,207		2

						Eating and drinking places						$91,698		$15,370		$76,328		$34,198		2

						Automobile Repair & Service						$78,421		$28,324		$50,097		$26,094		2

						Entertainment Services						$51,368		$12,966		$38,401		$31,382		1

						Health, Education, and Social Services						$240,920		$43,857		$197,063		$35,671		6

						Local Government						$143,992		$0		$143,992		$37,856		4

						Other						$11,524		$1,284		$10,240		$23,354		0

						Total						$1,797,616		$379,666		$1,417,950		$30,959		46

														Local		Local		Wages & Sal		Number of

								OUTPUT RANGE INC3:				Local		Business		Wages and		per Full-		Local Jobs

						Industry						Income		Income		Salaries		Time Job		Supported

						Construction						$90,000		$20,000		$70,000		$36,000		2

						Manufacturing						$8,000		$1,000		$7,000		$41,000		0

						Transportation						$13,000		$1,000		$12,000		$32,000		0

						Communications						$53,000		$10,000		$43,000		$62,000		1

						Utilities						$19,000		$0		$19,000		$58,000		0

						Wholesale and RetailTrade						$420,000		$56,000		$364,000		$22,000		16

						Finance and Insurance						$124,000		$13,000		$110,000		$46,000		2

						Real Estate						$215,000		$101,000		$115,000		$35,000		3

						Personal & Repair Service (except auto)						$76,000		$23,000		$52,000		$22,000		2

						Services to dwellings and other buildings						$20,000		$7,000		$13,000		$32,000		0

						Business & Professional Servcies (except medical)						$142,000		$44,000		$98,000		$42,000		2

						Eating and drinking places						$92,000		$15,000		$76,000		$34,000		2

						Automobile Repair & Service						$78,000		$28,000		$50,000		$26,000		2

						Entertainment Services						$51,000		$13,000		$38,000		$31,000		1

						Health, Education, and Social Services						$241,000		$44,000		$197,000		$36,000		6

						Local Government						$144,000		$0		$144,000		$38,000		4

						Other						$12,000		$1,000		$10,000		$23,000		0

						Total						$1,798,000		$380,000		$1,418,000		$31,000		46

												Income		Proprietors'		Wages & Sal		Taxes		Jobs

								OUTPUT RANGE: SUM3				$1,798,000		$380,000		$1,418,000		$308,000		46

						Local Government Revenue Breakdown:

						FOR ONE HOUSING UNIT:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$664		$0		$664		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$1,059		$1,059		Gov Enterprises/Utilities				$309		$195		$504

						General Sales Taxes		$176		$0		$176		Hospitals				$0		$178		$178

						Specific Excise Taxes		$78		$0		$78		Transportation Charges				$0		$29		$29

						Total Income Taxes		$15		$36		$51		Education Charges				$0		$35		$35

						License Taxes		$2		$2		$4		Other User fees and charges				$116		$74		$190

						Other Taxes		$65		$47		$112		TOTAL FEES and CHARGES				$425		$511		$937

						TOTAL TAXES		$1,001		$1,143		$2,144		TOTAL GENERAL REVENUE				$1,426		$1,654		$3,081

						FOR THE TOTAL NUMBER OF HOMES ANALYZED:

						TAXES		Business		Personal		Total		USER FEES & CHARGES				Business		Personal		Total

						Business Property Tax		$66,000		$0		$66,000		Residential Permit, Impact, & Other Fees				$0		$0		$0

						Residential Property Tax		$0		$106,000		$106,000		Gov Enterprises/Utilities				$31,000		$20,000		$50,000

						General Sales Taxes		$18,000		$0		$18,000		Hospitals				$0		$18,000		$18,000

						Specific Excise Taxes		$8,000		$0		$8,000		Transportation Charges				$0		$3,000		$3,000

						Total Income Taxes		$2,000		$4,000		$5,000		Education Charges				$0		$4,000		$4,000

						License Taxes		$0		$0		$0		Other User fees and charges				$12,000		$7,000		$19,000

						Other Taxes		$7,000		$5,000		$11,000		TOTAL FEES and CHARGES				$43,000		$51,000		$94,000

						TOTAL TAXES		$100,000		$114,000		$214,000		TOTAL GENERAL REVENUE				$143,000		$165,000		$308,000






