ARCHULETA COUNTY PLANNING COMMISSION AGENDA
County Commissioners Meeting Room, 398 Lewis Street
Public is welcome and encouraged to attend.

REGULAR PLANNING COMMISSION MEETING FOR SEPTEMBER 14, 2016, 6:00 PM
ROLL CALL

OLD BUSINESS:

NEW BUSINESS:

DISCUSSION ITEM: Archuleta County Land Use Regulations Review &
Amendment Process

Informal discussion of process for review, update and amendment of the Archuleta
County Land Use Regulations.

DISCUSSION ITEM: Review And Update Of The Archuleta County Community
Plan

Informal discussion of process for review, update and amendment of the Archuleta
County Community Plan.

Documents:

MEMO TO PC 20160914.PDF
ROEDD-ARCHULETA_COUNTY_HOUSING_REPORT_2016.PDF

REPORTS, ANNOUNCEMENTS:

NEXT MEETING: September 28, 2016
Discussion on Community Plan - Economic Development and Housing

ADJOURN
Work Session On Community Plan (As Time Allows)

Please Note: Agenda items may change order during the meeting; it is strongly
recommended to attend the meeting at the start time indicated.


http://www.archuletacounty.org/3c466e6d-cd8a-4dca-9c9f-e09dad23a5f8

Archuleta County
Development Services—Planning Department
1122 HWY 84
P. O. Box 1507
Pagosa Springs, Colorado 81147
970-264-1390
Fax 970-264-3338

MEMORANDUM

TO: Archuleta County Planning Commission
FROM: John C. Shepard, AICP; Planning Manager
DATE: 14 September 2016

RE: Review & Update of Archuleta County Community Plan

Over the last year, the Planning Commission has discussed the Archuleta County Community
Plan of 2001 during informal work sessions, evaluating how well it is working and how it might
work better. The Community Plan is a vision for the future of your community, in text and
maps, authorized by statute to guide land use in the county. As stated in CRS 30-28-106, “It is
the duty of the Planning Commission to make and adopt a master plan for the physical
development of the unincorporated territory of the county.” The same section in statute goes
on to list many items that shall (or should be) included in the plan.

The Planning Commission has identified concerns with both process and product of the existing
Community Plan—the Plan could be more clearly organized, and individual chapters and topics
need to be fleshed out to better achieve the plan’s purpose. However, given time and budget
constraints, the project will simply update the existing plan, not replace it. Finally, discussion
to date has taken place as time allows. The Planning Commission may want to set a timetable to
assure ample opportunities for public input.
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C.R.S. 30-28-106

COLORADO REVISED STATUTES

TITLE 30. GOVERNMENT - COUNTY
COUNTY PLANNING AND BUILDING CODES
ARTICLE 28.COUNTY PLANNING AND BUILDING CODES
PART 1. COUNTY PLANNING

C.R.S. 30-28-106 (2016)

30-28-106. Adoption of master plan - contents

(1) It is the duty of a county planning commission to make and adopt a master plan
for the physical development of the unincorporated territory of the county. When a
county planning commission decides to adopt a master plan, the commission shall
conduct public hearings, after notice of such public hearings has been published in a
newspaper of general circulation in the county in a manner sufficient to notify the
public of the time, place, and nature of the public hearing, prior to final adoption of a
master plan in order to encourage public participation in and awareness of the
development of such plan and shall accept and consider oral and written public
comments throughout the process of developing the plan.

(2) (a) It is the duty of a regional planning commission....

(3) (a) The master plan of a county or region, with the accompanying maps, plats,
charts, and descriptive and explanatory matter, shall show the county or regional
planning commission's recommendations for the development of the territory
covered by the plan. The master plan of a county or region shall be an advisory
document to guide land development decisions; however, the plan or any part
thereof may be made binding by inclusion in the county's or region's adopted
subdivision, zoning, platting, planned unit development, or other similar land
development regulations after satisfying notice, due process, and hearing
requirements for legislative or quasi-judicial processes as appropriate. After
consideration of each of the following, where applicable or appropriate, the master
plan may include:

(I) The general location, character, and extent of existing, proposed, or projected
streets or roads, rights-of-way, viaducts, bridges, waterways, waterfronts,
parkways, highways, mass transit routes and corridors, and any transportation
plan prepared by any metropolitan planning organization that covers all or a
portion of the county or region and that the county or region has received
notification of or, if the county or region is not located in an area covered by a
metropolitan planning organization, any transportation plan prepared by the
department of transportation that the county or region has received notification



of and that applies to the county or region;

(II) The general location of public places or facilities, including public schools,
culturally, historically, or archaeologically significant buildings, sites, and objects,
playgrounds, forests, reservations, squares, parks, airports, aviation fields,
military installations, and other public ways, grounds, open spaces, trails, and
designated federal, state, and local wildlife areas. For purposes of this section,
"military installation" shall have the same meaning as specified in section 29-20-
105.6 (2) (b), C.R.S.

(III) The general location and extent of public utilities, terminals, capital facilities,
and transfer facilities, whether publicly or privately owned, for water, light,
power, sanitation, transportation, communication, heat, and other purposes, and
any proposed or projected needs for capital facilities and utilities, including the
priorities, anticipated costs, and funding proposals for such facilities and utilities;

(IV) The general location and extent of an adequate and suitable supply of water.
If the master plan includes a water supply element, the planning commission
shall consult with the entities that supply water for use within the county or
region to ensure coordination on water supply and facility planning, and the
water supply element shall identify water supplies and facilities sufficient to meet
the needs of the public and private infrastructure reasonably anticipated or
identified in the planning process. Nothing in this subparagraph (IV) shall be
construed to supersede, abrogate, or otherwise impair the allocation of water
pursuant to the state constitution or laws, the right to beneficially use water
pursuant to decrees, contracts, or other water use agreements, or the operation,
maintenance, repair, replacement, or use of any water facility.

(V) The acceptance, widening, removal, extension, relocation, narrowing,
vacation, abandonment, modification, or change of use of any of the public ways,
rights-of-way, including the coordination of such rights-of-way with the rights-of-
way of other counties, regions, or municipalities, grounds, open spaces,
buildings, properties, utilities, or terminals, referred to in subparagraphs (I) to
(IV) of this paragraph (a);

(VI) Methods for assuring access to appropriate conditions for solar, wind, or
other alternative energy sources;

(VII) The general character, location, and extent of community centers,
townsites, housing developments, whether public or private, the existing,
proposed, or projected location of residential neighborhoods and sufficient land
for future housing development for the existing and projected economic and
other needs of all current and anticipated residents of the county or region, and
urban conservation or redevelopment areas. If a county or region has entered
into a regional planning agreement, such agreement may be incorporated by
reference into the master plan.

(VIII) The general location and extent of forests, agricultural areas, flood control



areas, and open development areas for purposes of conservation, food and water
supply, sanitary and drainage facilities, flood control, or the protection of urban
development;

(IX) A land classification and utilization program;

(X) Projections of population growth and housing needs to accommodate the
projected population for specified increments of time. The county or region may
base these projections upon data from the department of local affairs and upon
the county's or region's local objectives.

(XI) The location of areas containing steep slopes, geological hazards,
endangered or threatened species, wetlands, floodplains, floodways, and flood
risk zones, highly erodible land or unstable soils, and wildfire hazards. For
purposes of determining the location of such areas, the planning commission
should consider the following sources for guidance:

(A) The Colorado geological survey for defining and mapping geological
hazards;

(B) The United States fish and wildlife service of the United States
department of the interior and the parks and wildlife commission created in
section 33-9-101, C.R.S,, for locating areas inhabited by endangered or
threatened species;

(C) The United States Army corps of engineers and the United States fish and
wildlife service national wetlands inventory for defining and mapping
wetlands;

(D) The federal emergency management agency for defining and mapping
floodplains, floodways, and flood risk zones;

(E) The natural resources conservation service of the United States
department of agriculture for defining and mapping unstable soils and highly
erodible land; and

(F) The Colorado state forest service for locating wildfire hazard areas.

(b) Any master plan of a county or region which includes mass transportation shall
be coordinated with that of any adjacent county, region, or other political
subdivision, as the case may be, to eliminate conflicts or inconsistencies and to
assure the compatibility of such plans and their implementation pursuant to this
section and sections 30-11-101, 30-25-202, and 30-26-301.

(c) The master plan of a county or region shall also include a master plan for the
extraction of commercial mineral deposits pursuant to section 34-1-304, C.R.S.

(d) The master plan of a county or region may also include plans for the
development of drainage basins in all or portions of the county or region. When



county subdivision regulations require the payment of drainage fees, as provided in
section 30-28-133 (11), the master plan shall include the plan for the development
of drainage basins.

(e) In creating the master plan of a county or region, the county or regional planning
commission may take into consideration the availability of affordable housing within
the county or region. Counties are encouraged to examine any regulatory
impediments to the development of affordable housing.

(f) (Deleted by amendment, L. 2007, p. 612, § 1, effective August 3, 2007.)

(g) The master plan of a county or region may include designated utility corridors to
facilitate the provision of utilities to all developments in the county or region.

(4) (a) Each county that has not already adopted a master plan and that meets one
of the following descriptions shall adopt a master plan within two years after January
8, 2002:

(I) Each county or city and county that has a population equal to or greater than
ten thousand and the population of which has demonstrated an increase of
either:

(A) Ten percent or more during the calendar years 1994 to 1999; or

(B) Ten percent or more during any five-year period ending in 2000 or any
subsequent year;

(II) Each county or city and county that has a population of one hundred
thousand or more.

(b) To the extent the county does not meet a description specified in subparagraph
(I) or (II) of paragraph (@) of this subsection (4), the counties of Clear Creek, Gilpin,
Morgan, and Pitkin shall adopt a master plan within two years after January 8, 2002.

(c) The department of local affairs shall annually determine, based on the population
statistics maintained by said department, whether a county is subject to the
requirements of this subsection (4), and shall notify any county that is newly
identified as being subject to said requirements. Any such county shall have two
years following receipt of notification from the department to adopt a master plan.

(d) Once a county is identified as being subject to the requirements of this
subsection (4), the county shall at all times thereafter remain subject to the
requirements of this subsection (4), regardless of whether it continues to meet any
of the descriptions in paragraph (a) of this subsection (4).

(5) A master plan adopted in accordance with the requirements of subsection (4) of
this section shall contain a recreational and tourism uses element pursuant to which
the county shall indicate how it intends to provide for the recreational and tourism

needs of residents of the county and visitors to the county through delineated areas



dedicated to, without limitation, hiking, mountain biking, rock climbing, skiing, cross
country skiing, rafting, fishing, boating, hunting, shooting, or any other form of
sports or other recreational activity, as applicable, and commercial facilities
supporting such uses.

(6) The master plan of any county adopted or amended in accordance with the
requirements of this section on and after August 8, 2005, shall satisfy the
requirements of section 29-20-105.6, C.R.S., as applicable.

(7) Notwithstanding any other provision of this section, no master plan originally
adopted or amended in accordance with the requirements of this section shall conflict
with a master plan for the extraction of commercial mineral deposits adopted by the
county pursuant to section 34-1-304, C.R.S.
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EXECUTIVE SUMMARY

The purpose of this report is to: 1) provide a snapshot of the current (2015) inventory of existing housing stock in
Archuleta County; 2) make some estimates regarding the demand for housing through 2035; and 3) update
information regarding the social and economic impacts of 2™ Homeowners on the local economy.

Analysis of Archuleta County Assessors data found 8,239 units on 7,990 residential parcels in 2015. The majority
(75%) of inventory is single family residences. Multi —family units account for about 12% of the housing stock;
these include duplexes, triplexes, condominiums and large apartment complexes. Manufactured (3%) and mobile
homes (6%) are also common housing types.

Archuleta County’s population is projected to grow 67% from 12,465 in 2015 to 20,804 by the year 2035 (a
difference of 8,339). Archuleta County will experience significant (97%) growth in households 65 & over (Baby
Boomers) and 93% in households age 25 to 44 (Millennials). Households aged 45-64 (Generation X) are projected
to grow by about 35%. Household growth will be dominated (76%) by households without children.

An estimated 197 residential units per year will be necessary to accommodate projected population growth.
Given historical trends of building in the county this distribution would be 81% single family residential units, 12%
multi-family units, 3% manufactured homes and 4% farm/ranch residences. Current national research indicates a
growing trend that the most prevalent age cohorts — Baby Boomers and Millennials — are showing preferences for
attached housing such as duplexes/condos/townhomes. However, a strong base of research suggests that as
Millennials establish careers, increase their incomes, and form families, they will likely shift their preferences to
live in owner-occupied single-family units and townhomes. Generation X shows a marked preference for single
family residential units.

In 2015 an estimated 41% of residential properties were owned by people whose primary residence is outside of
the county — 2™ Homeowners (up from 38% in 2006). What are these part-time residents doing with their
properties now, and what do they intend to do with them in the future? How will the use of their properties
impact planning for schools, medical services, public safety, recreation and other amenities? To answer these
questions the Town of Pagosa Springs and Region 9 sent a survey to all 2,822 homeowners; 1,133 were returned
by the due date, a 40% return. The responses to the eight survey questions are as follows.

1) Most of the 2™ Homeowners reside in southwestern states, especially Texas (32%), New Mexico (15%) and
Colorado (14%).

2) Most (92%) of respondents own one property in the county. However, several pointed out that they
owned a home and a piece of raw land on which they intended to build another residence.

3) The average age of the respondents was 65; 29% were 55 to 64, 37% were 65 to 74, and 17% were over 75.

4) When asked why they bought property in the county, 19% provided multiple answers — though only one
was requested. Otherwise, most (28%) respondents bought property because they intended to vacation here;
13% intended to retire here.

5) Most (57%) of respondents currently use their properties as a vacation home for owner, friends and family
use; 31% are used only by the owners, 12% are part time rentals, and 11% are full time rentals.

6) Eighty-five percent of respondents do not use their properties as short term rentals, 11% advertise using a
property manager, and 8% use internet sites. Others used “word of mouth” to advertise. Quite a few people
(257) did not answer this guestion, the highest refusal rate of any guestion in the survey.
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7) Most (54%) respondents thought they would spend more time at their residence in the future, while 39%
thought they would spend about the same amount of time. Only 8% thought they would spend less time here
in the future.

8) Most (77%) respondents would like to increase use of their property, and 27% would like to retire to the
area. Only 13 % indicated they would like to sell the property, while 9% would like to rent the property.

If 27% of all 2" Homeowners retired in Archuleta County it would add another 762 households to the area. They
already have homes, but will require services that could put a strain on local infrastructure such as medical
services. Given the average age of survey respondents is 65 it seems likely they will be taking up permanent
residence sooner rather than later.

If 23% of homeowners that currently rent their properties took them out of the rental pool when they retire here,
then 649 units would be removed from the housing stock available to locals (or vacationers).

It seems likely that as the Baby Boomers reach an age when they no longer wish to maintain a single family
residence they will be drawn towards smaller attached units such as condos or townhomes/duplexes close to
amenities and services. This trend is already evident in Archuleta County. Fifty-two percent of duplexes and fifty-
seven percent of condos in the county are currently owned by 2" homeowners.

Forty-one percent of single family residences in the county are owned by 2" homeowners. As their homes
become available young families might be able to purchase some already existing housing stock if it were offered
at a price they could afford. In the meantime, those same families will probably be looking for affordable rental
units.

The next step in resolving the housing dilemma may be to update the housing needs assessment that was done in
2008 by Economic & Planning Systems. The goal of the assessment would be to provide information that could be
used to develop public polices and housing programs; identify resources for housing; and help plan for future
housing impacts and growth.

Archuleta County Housing Report 2016 2



BACKGROUND

Rising rents, simultaneous increases in vacation rentals and decreases in long-term rentals, a lack of low price
housing stock and low wages have been identified as factors contributing to a perceived housing crisis. The lack
of work force housing stymies economic growth and diversity when businesses cannot recruit employees because
there is no place for them and their families to live.

The purpose of this report is to: 1) provide a snapshot of the current (2015) inventory of existing housing stock in
Archuleta County; 2) make some estimates regarding the demand for housing through 2035; and 3) update
information regarding the social and economic impacts of 2™ Homeowners on the local economy.

This report does not address housing affordability, or provide an assessment of housing needs. This report also
estimates demand without considering the supply of buildable residential land, which could significantly impact
demand and economic growth.

INVENTORY OF EXISTING HOUSING STOCK

In October of 2015 Information Services contacted the Archuleta County Assessors office and requested real
estate data that could be organized to provide a snapshot of the number, type and ownership of residential
properties in the county. Analysis found 8,239 units on 7,990 residential parcels. The majority (75%) of inventory
is single family residences. Multi — family units account for about 12% of the housing stock; these include
duplexes, triplexes, condominiums and large apartment complexes. Manufactured (3%) and mobile homes (6%)
are also common housing types. Information regarding group quarters such as nursing homes was not available
for this report.

Forty-one percent of total residential parcels are owned by people whose principal residence is outside of
Archuleta County (2™ Homeowners). These were determined by the mailing address of where tax notices are
sent. The implications of this will be addressed in greater detail later in this report.

Residential Property Type 2015 Parcel Ownership

Code Type Parcels | Units % of Total Units In In % Out Out %
1212 |Single Family (SFR) 6,218| 6,218 75% 3,651 59%| 2,567 41%
1215 |Duplex 56 112 1% 27| 48% 29 52%
1215 |Triplex 2 6 0.1% 2| 100% 0 0%
1220 |Multi 4-8 13 75 1% 11 85% 2 15%
1225 |Multi 9+ 7 134 2% 5 71% 2 29%
1230 |[Condo 620 620 8% 266| 43% 354 57%
1235 |Manufactured 260 260 3% 184 71% 76 29%
1235M |Mobile 526 526 6% 374 71% 152 29%
4277 |Farm/Ranch Residence 288 288 3% 177 61% 111 39%
Total 7,990| 8,239 100% 4,697 59%| 3,293 41%

Notes:

Of the 6,218 SFR, 96 are considered to be mixed use, i.e. residential plus commercial, industrial or agricultural.

Of the 6,218 SFR, 149 are Timeshares owned by Wyndham Vacation Resorts (considered local for this study).

Of the 620 Condo units, 126 are Timeshares owned by Wyndham Vacation Resorts (considered local for this study).
1235M are mobile homes not on a permanent foundation considered to be personal, rather than real property.
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FACTORS THAT WILL INFLUENCE HOUSING DEMAND

Avg. Ann.
Year | Population | % Change
2000 10,042
Population Growth - This study uses the Colorado State Demography 2005 11,402 2.6%
Offices’ population forecast." Archuleta County’s population is projected to 2010 12,060 1.1%
grow 67% from 12,465 in 2015 to 20,804 by the year 2035 (a difference of 2015 12,465 0.7%
8,339). That growth is estimated at between 2% to 3% annually, consistent 2020 13,778 2.0%
with projections for other western slope counties in Colorado. 2025 15,961 3.0%
2030 18,424 2.9%
2035 20,804 2.5%
Demographic Shifts - A lot of the growth Households | Households
during that time period will be driven by the Age Group 2015 2035 % Change | Difference
65+ age group. Archuleta County will 18-24 176 268 52% 92
experience significant (97%) growth in 25-44 1,160 2,234 93% 1,074
households 65 & over, and 93% in 45-64 2,294 3,106 35% 812
households age 25 to 44. 65 & Over 1,978 3,894 97% 1,916
All Households 5,583 9,520 71% 3,937
Household Size - Household % Change| % of
growth will be dominated (76%) by 2015 to Total
households without kids. Household Type 2015 | 2035 | 2035 | 2035
Households without childrenare  [Al'Households 5,583 | 9,520 71%|  100%
more likely to rent or live in multi-  |one adult with no children 1,648 | 2,875 74% 30%
family dwelling units. Thirty percent [One adult with children 187 319 71% 3%
of projected household growth will  |More than one adult with no children 2,618 | 4,408 68% 46%
be single-person households. More than one adult with children 1,130 | 1,919 70% 20%

Single person households are more likely to be renters and to live in multi-family structures.

Historical Trends - If the numbers of
households grow by 3,937 from 2015 to 2035,
we can divide that by 20 to estimate a demand
for the number of additional housing units per
year (3,937 households/20 years = 197
additional units per year). This number is lower
than the average annual number of single family
(230 avg.) and multi family (13 avg.) building
permits issued from 2000 to 2007 — before the
recession hit Archuleta County. If we assume
that future housing stock will be similar to
historical development, based on current

Projected Demand of New Dwelling Units by Structure Type
% of Total| Annual 2015

Code Type Units Units to 2035
1212 [Single Family (SFR) 6,218 81% 159
1215 |Duplex 112 1% 3
1215 |[Triplex 6 0.1% 0.2
1220 [Multi 4-8 75 1% 2
1225 [Multi 9+ 134 2% 3
1230 [Condo 620 8% 16
1235 [Manufactured 260 3% 7
4277 |Farm/Ranch Residence 288 4% 7
Total 7,713 100% 197

distributions, it could look similar to the estimated demand shown in this table. We have subtracted mobile
homes from the unit types for this estimate (8,329 current housing units less 526 mobiles = 7,713).

! The state Demography Office’s detailed population forecast methodology can be found at the following website-
https://dola.colorado.gov/households/forecastsParameters.jsf.
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Changing Housing Preferences — Shifting demographics will also play a role in the types of housing that are
built. A recent report2 by the Regional Housing Alliance of La Plata County profiled different age groups housing
preferences based on a report by the Urban Land Institute and other resources. That report focused on Baby
Boomer and Millennial age cohorts, as follows. We have added a short discussion of the Generation X age group,
as they are expected to grow about 35% in Archuleta County over the next 20 years.

Baby Boomers - (Born 1946-1964) are showing a greater tendency to age in their homes than previous
generations- creating “silver suburbs”. According to an AARP survey, 88 percent of respondents over age 65
strongly agreed with the statement, “what I’d really like to do is stay in my current residence for as long as
possible.” Baby Boomers will live longer; have better health, and more energy than those who preceded them.
The substantial decline in home values between 2006 and 2012 may delay some Boomers from leaving their
single-family home.* Even if the home is not underwater, Boomers who experienced a substantial decline in
home equity might postpone moving until they have recouped the expected return on investment. Baby Boomers
that are expecting to move are showing a shift towards attached housing. According to the Urban Land Institute,
while only 7 percent of Baby Boomers currently live in a duplex or townhouse, 16 percent of those planning to
move expect to live in a duplex/townhouse.> They also showed the highest preference (72%) of any age group for
shorter commute/small yard compared to a longer commute/large yard. Single-story, accessible construction and
access to parks and medical facilities are highly valued by this cohort. As their health declines, some will move
into assisted living or nursing home facilities, but this generation is showing a growing aversion for institutional
living. This group is expected to grow about 97% in Archuleta County over the next 20 years.

Generation X — (Born 1965-1979) having moved into the married and child-rearing mode, members of Generation
X —ages 35 to 47 — are largely homeowners in single-family residences. While many members of Generation X are
anticipating moving, they are not likely to be looking for mixed-use communities, nor to push for mass transit.
This group has the largest percentages of high-income members and if they move they will be seeking to buy
single-family homes. This group is expected to grow about 35% in Archuleta County over the next 20 years.

Millennials - (Born 1980-1999) will drive the growth in individuals age 35-54. Research shows that this
generation places a significant value on proximity to work and walkable, diverse communities with access to
amenities such as trails, restaurants, retail, and grocery stores. ® They are currently the driving force behind
demand for rental units and will likely choose to rent, most likely an attached or multi-family unit until they reach
their 30’s. The tightening of lending standards and higher levels of student debt has delayed this generation’s
entry into homeownership. The average Vantage credit score for Millennials is 672 compared to 718 for
Generation X and 782 for Baby Boomers.” However, a strong base of research suggests that as Millennials
establish careers, increase their incomes, and form families, they will likely shift their preferences to live in owner-
occupied single-family homes and townhomes.? This preference will not be exactly the same as previous
generations. Millennials will be drawn to communities that combine the best of urban living (convenience and
walkability) with good schools and homes with moderate yard space. This group is expected to grow about 93% in
Archuleta County over the next 20 years.

? La Plata County Housing Demand Forecast. Prepared by The La Plata County Regional Housing Alliance. June 2015.

AARP, Home and Community Preferences of the 45+ Population, 2010.

Fannie Mae, Are Aging Baby-Boomers Abandoning the Single-Family Nest, 2014.

> Urban Land Institute, Americans’ Views on their Communities, Housing, and Transportation, March 2013.

® Ibid.

7 Experian, Generational Credit Trends Report, 2012.

& Urban Land Institute, Americans’ Views on their Communities, Housing, and Transportation, March 2013; National Association of Realtors,

2013 Community Preference Survey, 2013; National Association of REALTORS, Homebuyer and Seller Generational Trends, March 2015;
RCLCO Millennials’ Influence an New Homes Demand 2014
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To summarize, Archuleta County’s population is projected to grow 67% from 12,465 in 2015 to 20,804 by the year
2035 (a difference of 8,339). Archuleta County will experience significant (97%) growth in households 65 & over
(Baby Boomers) and 93% in households age 25 to 44 (Millennials). Households aged 45-64 (Generation X) are
projected to grow by about 35%. Household growth will be dominated (76%) by households without children.

An estimated 197 residential units per year will be necessary to accommodate projected population growth.
Given historical trends of building in the county this distribution would be 81% single family residential units, 12%
multi-family units, 3% manufactured homes and 4% farm/ranch residences. Current national research indicates a
growing trend that the most prevalent age cohorts — Baby Boomers and Millennials — are showing preferences for
attached housing such as duplexes/condos/townhomes. However, a strong base of research suggests that as
Millennials establish careers, increase their incomes, and form families, they will likely shift their preferences to
live in owner-occupied single-family homes and townhomes. Generation X shows a marked preference for single
family residential units.

WHAT ABOUT 2"° HOMEOWNERS

Colorado is a “lifestyle state” known for its natural beauty, sunshine and recreational amenities. Drawn by
amenities such as the quality of life in rural areas and the natural environment, many people move here and bring
their businesses and employees with them. Others buy real estate, build second homes, and often retire here and
bring their pensions and savings. The attraction of people to an area with natural and social amenities, combined
with advancing telecommunications technology and widespread package delivery services, can serve as a
powerful new economic force for rural communities.

But this amenity-based growth can bring with it a whole set of new problems. Scarce housing goes to the highest
bidder, and can push many local home buyers out of the market. In some parts of the region there is a growing
shortage of affordable rental units.

As the numbers of second homes increase, and the land available for development decreases, a dilemma is
created. Second homes have generated the need for more workers, but the rise in property values and
subsequent housing costs have made it difficult for the workers to live within a reasonable distance of their place-
of-work. Many of these workers are in service industries, which often do not pay wages high enough to allow
them to purchase or even rent housing in a high demand market. Affordable housing or rental unit developments
have not been a popular choice in many neighborhoods with a “not in my backyard” mentality.

In 2006, Information Services (at the request of Region 9 EDD) conducted a three-part study looking at the second
homes in the region. Phase | examined the numbers and types of second homes, as well as their distribution. At
that time there were an estimated 38% of residential properties in Archuleta County owned by 2" homeowners,
primarily single family residences and condominiums. Phase Il summarized the results of a homeowners survey.
That survey instrument was based on a homeowner survey done by the NW Colorado Council of Governments.
Phase Il (Economic Driver Study) examined the economic impacts to local communities. All of these documents
are available at the Region 9 Economic Development website
http://scan.org/index.php?page=secondhomesstudy.

Fast forward to 2015; there is a perceived housing crisis in which there is a shortage of available/affordable
workforce housing. Some local officials and residents think that part of the reason is that 2" Homeowners are
renting their properties out as short term rentals using popular internet sites as a sales tool, and local property
managers to provide services to vacationers. These properties are no longer available to locals looking for long
term rentals, nor are they entering the market as homes that could be purchased.
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A preliminary look at how many properties were being used as short term rentals indicated that there may be
about 400 of them, although this number is not yet substantiated.

In 2015 there were an estimated 41% of residential properties owned by people whose primary residence is
outside of the county — 2" Homeowners. The questions of what these people are doing with their properties
now, and what do they intend to do with them in the future are important because they impact planning for
schools, medical services, public safety, recreation and other amenities in the future.

2" HOMEOWNERS SURVEY

To answer these questions the Town of Pagosa Springs and Region 9 reprised the 2" Homeowners survey, though
it was scaled back from the instrument used in 2006. A letter, survey form and a stamped envelope was sent to
2,822 homeowners and 1,133 were returned by the due date, a 40% return. The responses to the eight survey
questions are as follows.

1. Where is your primary residence located?

2nd Homeowners Residence States
N = 2,822 g
. Most of the 2" Homeowners reside in
Arizona .
8% California southwestern states, especially Texas (32%),
7% New Mexico (15%) and Colorado (14%).

All Others
19%

Colorado
14%

Texas
32% New Mexico
Oklahoma 15%
5%

2. How many residential properties do you own in Archuleta County?

. Response Response
ARSI Percent Count
1 91.9% 1030
2+ 8.1% 91
answered question 1,121
skipped question 12

Most (92%) of respondents own one property in the county. However, several pointed out that they owned a
home and a piece of raw land on which they intended to build another residence.
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3. What is your age?

. Response Response

A T Percent Count

Average Age = 65

Oto 24 -

2510 34 0% 3

35to 44 2% 26

45 to 54 14% 156

55 to 64 29% 324

65to 74 37% 411

Over 75 17% 184
answered question 1,105

skipped question 28

The average age of the respondents was 65; 29% were 55 to 64, 37% were 65 to 74, and 17% were over 75.

4. What is the main reason that you bought property in Archuleta
County? Please check one.

. Response Response
Answer Options Percent Count
Intend to vacation here for years 28% 299
Multiple or other 19% 198
Intend to retire here 13% 138
Recreational amenities 12% 126
Scenery/surroundings 10% 103
Proximity to Ski Resort 3% 35
Proximity to friends and/or family 3% 32
Investment potential 3% 27
Small town atmosphere 2% 25
Climate 2% 24
Rental income 2% 22
More affordable than other areas 2% 22
Friendliness 1% 8
Access to farm / ranch land 1% 7
answered question 1,066
skipped question 67

While we asked for one response to this question, 19% provided multiple answers, and some wrote in their own.
Most commonly selected in the multiples were scenery, proximity to the ski resort and the small town
atmosphere. We did not quantify the answer options for all of the multiple responses as they would not be
consistent with the respondents who selected one option. Otherwise, most (28%) respondents bought property
because they intended to vacation here; 13% intended to retire here.
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5. What is the current use of your property(ies)? Please check all that apply.

Answer Options Rzl Response Count
Percent

Full time rental 11% 123

Owner, friends and family use 57% 629

Part time rental 12% 132

Corporate use 1% 5

Owner use only 31% 340

No use 2% 21
answered question 1,108

skipped question 25

Most (57%) of respondents currently use their properties as a vacation home for owner, friends and family use;
31% are used only by the owners, 12% are part time rentals, and 11% are full time rentals. If 23% of homeowners
that currently rent their properties took them out of the rental pool when they retire here, then 649 units would
be removed from the housing stock available to locals (or vacationers).

6. If you rent your property(ies) as a short term vacation rental, how do you advertise?
Please check all that apply.

. Response Response
A T Percent Count
Does not apply 85% 741
Printed media 1% 4
Property Manager 11% 95
Online - VRBO 7% 59
Online - AirBnb 1% 9
Online - Homeaway 2% 20
Other (please specify) 25
answered question 876
skipped question 257

Eighty-five percent of respondents do not use their properties as short term rentals, 11% advertise using a
property manager, and 8 % use internet sites. Others used “word of mouth” to advertise. Quite a few people
(257) did not answer this question, the highest refusal rate of any question in the survey.

7. In the future, do you expect to spend more or less time at your residence?

. Response Response
AT OIS Percent Count
More 54% 588
Less 8% 85
About the same 39% 425
answered question 1,098
skipped question 35

Most (54%) respondents thought they would spend more time at their residence in the future, while 39% thought
they would spend about the same amount of time. Only 8% thought they would spend less time here in the

future.
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8. Which of the following statements most accurately reflects your intended future use of
your property? Please check all that apply.

. Response Response
QIERCURRLEnS Percent Count
Increase my personal use of the residence/property 49% 537
Increase use by friends and family 28% 308
Maintain current use 33% 358
Decrease current use 1% 15
Sell the residence/property 13% 145
Use the residence as a full time rental unit 3% 33
Use the residence as a part time rental unit 6% 69
Retire to the area and use as retirement residence 19% 212
Renovate the residence 5% 59
Become a full time resident 8% 91
Other (please specify) 40

answered question 1,098
skipped question 35

Most (77%) respondents would like to increase use of their property, and 27% would like to retire to the area.
Only 13 % indicated they would like to sell the property, while 9% would like to rent the property. If 27% of all 2M
Homeowners retired in Archuleta County it would add another 762 households to the area. They already have
homes, but will require services such as public transportation and medical services. Given that the average age of
survey respondents is 65 it seems likely they will be taking up permanent residence sooner rather than later.

It seems likely that as the Baby Boomers reach an age when they no longer wish to maintain a single family
residence they will be drawn towards smaller attached units such as condos or Townhomes/duplexes close to
amenities and services. This trend is already evident in Archuleta County. Fifty-two percent of duplexes and fifty-
seven percent of condos in the county are currently owned by 2™ homeowners.

Forty-one percent of single family residences in the county are owned by 2™ homeowners. As their homes
become available, young families might be able to purchase some already existing housing stock if it were offered
at a price they could afford. In the meantime, those same families will probably be looking for affordable rental
units.

The next step in resolving the housing dilemma may be to update the housing needs assessment that was done in
2008 by Economic & Planning Systems http://bit.ly/1mWO0yg3. The goal of the assessment would be to provide
information that could be used to develop public polices and housing programs; identify resources for housing;
and help plan for future housing impacts and growth.
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