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HOUSING MATTERS
2022 Needs Assessment + Plan

The housing market and our communities are 
interconnected, so here is some of what Ketchum 
learned about Blaine County in 2022. 
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How developed Housing Plans

Agree on the 
framework

Research and collect 
potential strategies, 
tactics, community input

Filter through 
prioritization 
and action 
planning process

Establish 
action plan

HOUSING PLANS1 2
Blaine County Housing 
Authority’s Strategic Plan
To be a central source for innovative 
solutions, advocacy, and knowledge for 
community housing in Blaine County. 

www.bcoha.org/strategic-plan.html

Ketchum’s Housing Action 
Plan
Increase access to, create and preserve 
enough homes for residents at varying 
income levels and life stages to keep 
Ketchum a thriving local community.

projectketchum.org/housing-matters/

Defining the Problem | Blaine County and it’s cities are reaching a “housing tipping point.” 3

Residential development has slowed.1

Source: U.S. Census Bureau:  American Community Survey 5-Year Estimates (2013-2019); City of Ketchum 
building permit data.

Nearly half of the existing 
housing stock was built 
between 1970 and 1989.

Source: 
American 
Community 
Survey 5-Year 
Estimates, 
2000 and 2019
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Land available for development is constrained. 

Seasonal and short-term rentals have increased.

Housing costs have increased.

Long-term rentals have decreased.

Over 40% of survey respondents reported paying more than 30% of their income on 
housing costs, i.e. being “cost burdened.”

6 Affordability for renting or owning has not improved.

Source: Ketchum Matters Community Housing Survey, Nov. 15, 2021-Jan. 3, 2022  

Cost Burdened 
Renters

Cost Burdened 
Owners

Year Structure Built - County Housing Units

29% 60%
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Source: Ketchum Matters Community Housing Survey, Nov. 15, 2021-Jan. 3, 2022  
1% of local residents are experiencing homelessness.

Pandemic 
Acceleration 

Historic Annual 
Growth Rate 1.4%

Source:  U.S. Census Bureau:  American Community Survey 5-Year Estimates (2013-2019); 
Decennial Census Redistricting Data (2020)

The past 2 years have seen a severe acceleration of these 
trends, along with a substantial increase in year-round 
population (exception: short-term rentals have seen some 
near-term declines year over year in the past two years).

Pandemic Growth 
Rates 

(2019-2020)
5.4%

What is our community saying?4
COMMUNITY SURVEY | November- January

80% agreed that providing 
community housing is 
important for Ketchum’s future.

Felt that a mix of public and 
private actors should work to 
address community housing. 

Most regulatory approaches 
supported.

General support for additional 
resources to acquire land for 
community housing projects.

1,117 
responses 

• 1% experiencing homelessness
• 8.5% self-identified as Hispanic or Latinx
• All locations represented 
• 95% of respondents live and work in the Valley 

COMMUNITY INTERVIEWS | 30+ stakeholders

Housing Crisis Impacts:
1. Community character
2. Business viability
3. Vulnerable populations

2. “The cost of housing 
assistance is dramatically 
less than having to close 
because you can’t find 

staff, or having to hire and 
train new staff.  Creating 

an environment that 
allows people to live 

and work here needs to 
include a private business 

partnership as well.”  

1. “The community is at a tipping point of being 
something vastly different than it used to be 

because people are no longer able to live and work 
here. It’s affecting the essence of our mountain town 

culture and what many value in our community.” 
 – Scott Fortner, Visit Sun Valley

3. “This is what we are hearing from our clients: Fear of the 
unknown, stress of abandoning other people who they 
might be leaving behind if they move and confusion about 
what the relocation may look like. It’s really hard for them 
to navigate the system as well.” 

- Brittany Shipley of NAMI 
Wood River Valley 

About 500 long-term rental units were “lost” in Blaine County, 2010 to 2019.
2019
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Rental listings 
dropped & 
rent increased, 
particularly 2020 on.

Source: Blaine County Housing Authority, Idaho Mountain Express articles

# of units built

# of listings advertised rentValley Rental Listings



Comprehensive Goals & Actions for a Complex Crisis6

HOUSING SOLUTIONS
Create, preserve, and increase access to community housing.

PRESERVE + EXPAND DEED-
RESTRICTED HOMES
Increase access to, create and preserve housing 
that is affordable for locals.

1 • Develop housing on public lots 
• Facilitate community housing 

development 
• Down-payment assistance + deed 

restrictions
• Preserve affordable rental housing
• Increase development and local 

occupancy of Accessory Dwelling 
Units (ADUs) 

Increase responsiveness and effectiveness of the housing systems.
COMMUNITY CAPACITY 

INFORM, ENGAGE, 
COLLABORATE
Mature housing partnerships and inform decisions 
with streamlined data + knowledge sharing.

4 • Housing Action Plan + progress 
updates

• Countywide Partnership
• Partner with non-profits
• Track rental + sales data, permits, 

housing needs + barriers

POLICY
Recommend + advocate for policy that promotes 
community housing supply and access.

3 • Code and regulation updates
• zoning incentives to develop 

community housing
• tenant eligibility with community 

priorities

HOUSING STABILITY
Immediately house people experiencing 
homelessness and stabilize at-risk renters.

2 • Coordinate housing access 
• Rental assistance 
• Tenant-landlord mediation 

services 
• Relocation assistance 
• Emergency housing

2
Learn more at ProjectKetchum.org

INCREASE + LEVERAGE 
RESOURCES
Increase land and funding for housing efforts.

5 • Inventory publicly owned & vacant 
land, naturally occuring affordable 
housing

• Federal + state funding
• Philanthropic
• Employers
• Cares Act, Emergency Solutions 

Grant
• Local Option Tax

median earnings
full-time, civilians

$43,352

50% AMI 80% AMI 120% AMI ~176% AMI

$28,347
$14/hour

Blaine County households by industry median earnings, full-time 2019
Median = the middle value. 50% of  industry workers earn below and 50% earn above the median.
Showing industries with more than 250 workers.

$68,032
$34/hour

**$100,000
$50/hour

**$71,923
$36/hour

100% AMI
area household median 

income, 2019

income to afford 
median rent, 2019

income to afford 
median rent, 2021

Current: 1,757 households, 22% of total
10-year projected need: 1,488 to 1,849 units 

Current: 1.271 households, 16% of total
10-year projected need: 1,110 of 1,371 units

Current: 1,535 households, 19% of total
10-year projected need: 1,194 to 1,510 units 

$45,355
$23/hour

recreation
entertainment

arts

accommodation
food services

retail trade

administrative
support

waste management

health care
social assistance

construction

agriculture
forestry

fishing, hunting

*educational 
services

professional
scientific

technical services

public 
administration

transportation
warehousing

manufacturing

- *Blaine County School District’s 2019 median earnings for 
all worker categories was $59,779 ($63,418 in 2021).
- Only showing industries with 250 + workers countywide.

SOURCE: U.S. Census Bureau, American Community 
Survey 5-Year Estimates, 2019 for  Blaine County, Idaho. 
Industry by median earnings in the past 12 months for 
full-time, year round civilian employed population.
**Updated 2/8/2022 from Blaine County Housing 
Authority, Fiscal year 2021. Based on Idaho Mountain 
Express Advertisements.

$56,694

Who needs housing in 
Blaine County?

5

The projected 10-year demand 
here can be met by building 
new, converting, or stabilizing 
471 to 636 households annually, 
meaning development in each 
city. This goal does not include 
the “lost” 500 renter households 
from 2010 to 2019.

Description Historic Growth
(1% annually)

High Growth
(3% annually)

New Households New households based on 10-year population growth scenarios. +1,675 +3,320

Current Households Households in need of stabilization 
or at risk of displacement:

• cost burdened
• experiencing homelessness
• overcrowded

3,041 3,041

ESTIMATED 
DEMAND

Could be achieved by:
• stabilizing current renters
• converting units to local-occupied
• New construction

Total projected units needed in 
next 10 years. 4,717 total 6,361 total
Projected units needed per year 
over next 10 years. 471 annually 636 annually

OUR ECONOMY IS BASED ON WORKERS WHO EARN UNDER 80% OF THE MEDIAN INCOME
Households by Industry Median Earnings (2019) 
• Median is the middle value: 50% earn below and 50% earn above.
• Earnings are per full-time, civilian worker, not household. 
• People are taking on more roommates to afford housing: Average 

Household Size for renters increased from 2.31 to 3.01 between 
2010 and 2019.


