Aspen Fire Protection Daistrict
Board of Directors
Special Meeting

MEETING DATE: February 7, 2022 LOCATION: 420 E Hopkins
MEETING TIME: 11:00am

The public is welcome to join this meeting virtually through Zoom. To join, please go
to:
https://us02web.zoom.us/j/81866250163?pwd=eVEvSkRrdDZNYW9BZ0dwY0dUSkphdz
09 Meeting ID: 818 6625 0163 Passcode: 36544 3. Please contact Nikki Lapin,
District Administrator at nikki.lapin@aspenfire.com if you need additional

information.
AGENDA

I.  Meeting called to order
II. RollCall

. Fire Place Housing Guidelines and Rates
a) Presentation by Housing Committee



Fireplace Housing Project

Attn: Aspen Fire Board of Directors

02.08.2022
Dear Aspen Fire Board of Directors,

We would first like to express our appreciation with all the hard work that the board has put
into both AFPD as well as the Fireplace Housing Project. The housing project shows just how far
the board will go to make our current firefighters successful. The effort you make for our future

firefighters is always noticed as our small city grows up around us.

Our intention as the housing committee is to assist the board in the needs of our responders
and help in making those needs happen. The housing focus group sent out a survey to our staff
to inventory our needs, and we would like to share the responses. As included in your board
packet, we have approximately 46 people interested in some type of housing. Most of the
interest has been into a 1-bedroom apartment, with 15 interested parties for 1 available unit.
Firefighters were asked if they are interested in a single unit, if they would be open to living
with one, or two other firefighters in a multiple bedroom unit. One quarter of those who

applied for those studios or one bedroom units would be willing to live with other firefighters.

The need for housing is great through the ranks, but more than 25% of those who
answered the survey expressed immediate concern for housing. It has come to the housing

focus group’s attention that although many of these responses have been newer recruits, there



is also a great number of our responders who have tenure who have the same need. The valley
has evolved into an unaffordable housing crisis, and many of the long time members of the
Aspen Fire District are also in need of housing that is affordable and long term. Many of our
firefighters would love to own a home in the Aspen Fire District or in the Roaring Fork Valley,
but this is not a reality that most can afford. It is our hope to use the Fireplace as a way ease
some of the financial burden to save for buying an ASPCHA housing unit. This, though, will also
take time. As a focus group, it has been sought not limit firefighter housing terms to two years,
but to allow those in good standing to stay for a time that would allow families to afford

housing of their own.

Our staffing needs are always evolving and we understand that as our department
grows, so does the expectation of community to our Volunteer and Career responders. Part of
the survey sent out was weighing the opinion of our membership about the option of
volunteering additional day(s) a month as a part of requirement for eligibility as a Volunteer in
housing. This could help fill many more shifts per month, without added expense to the district
or its taxpayers. It has been brought up that the suggested ratio of career vs volunteer in
housing across the district housing (aside from Starwood) should be as close to 35% Career to

65% Volunteer.

The expectation of all firefighters in employee housing is to be able to respond if
available to help in major calls, such as a Structure Fire, CPR in progress, Wildland Fire, etc. For
this reason, we suggest that all members who live in department housing meet minimum
qualifications. Now, this looks different for each position held with Aspen Fire for Volunteers,

our suggestion for the minimum qualifications to qualify for housing is member in good



standing, as outlined in the AFPD Handbook which is Emergency Medical Responder, Firefighter
1 and HazMat For our Career staff, the minimum standard that needs to be kept depends on
the position but will never be less than Emergency Medical Technician and Firefighter 1. This
will allow any one of our responders out of the North 40 Housing project to respond to any

given call if the department is in need.

Our final topic is that of interest in housing based upon price ranges. The intention and
function of the housing committee is not to suggest pricing of units, only to share that we will
have a much better idea exactly how many firefighters will be interested after prices are set.
Many have trouble affording APCHA housing in their category, which leads directly to retention
issues and loss of long time persons once families grow. We believe that there is an opportunity
our department housing to allow families to save up money to get into a long term living

situation such as saving for an APCHA purchase.

We will again reiterate our appreciation for our Board, our Chief Staff and our
Volunteers, retired or current, for making Aspen Fire what it is today. We have an opportunity
to keep our “Fire Family” strong and happy for many years, even as our community grows

around us.

Yours Humbly,

Aspen Fire Housing Focus Group
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Survey Results

Q
Which would you likely be interested in?

Answered: 40  Skipped: 0

Studio (3
available)

1Bedroom (1
available)

2 Bedroom (S
available)

3 8edroom (S
available)

3 Bedroom
Single Famil...

No housing
needed

0% 10% 20% 30% 40% 50% 60%  TO% 80% 90% 100%

ANSWER CHOICES RESPONSES

Studio (3 available) 17.560% 7
1Bedroom (1 available) 37.50% 15
2 Bedroom (5 available) 22.50% 9
3 Bedroom (5 available) 22.50% 9
3 Bedroom Single Family House (1 available) 15.00% 6
No housing needed 35.00% 14

Total Respondents: 40

Q2

If you are interested in a studio or 1 bedroom and none are
available would you be interested in a shared unit with one
or more other firefighters?

Answered: 32  Skipped: 8

Share Link https:/fwww.surveymonkey.com/re :] © SHARE SETTINGS 40 responses

https://www.surveymonkey.com/results/SM-MRFFCGY J9/# 1/6
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Yes 25.00% 8

No 75.00% 24

TOTAL 32
Q3

Are you a volunteer or career member?

Answered: 38  Skipped: 2

Career

0% 10% 20% 30% 40% S0% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES
Volunteer 63.16% 24
Career 36.84% 4
TOTAL ’ 38
Q4
Do you anticipate having a need for housing in the next
months?

Answered: 30  Skipped: 10

Immediately

12-24 months

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES

Immediately 26.67% 8

6-12 months 56.67% 17

12-24 months 40.00% 12
Share Link https://www.surveymonkey.com/re D © SHARE SETTINGS

https://www.surveymonkey.com/results/SM-MRFFCGYJ9/#

40 responses

2/6
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As a volunteer are you willing to work an additional 24
hour shift per month above the current minimum as a
prerequisite for eligibility to live in AFPD housing with no
reduction in rent?

Answered: 36 Skipped: 4
ves _
Nn -

N/A

0% 10% 20% 30% 40% 50% 60% T0% 80% 90% 100%

ANSWER CHOICES RESPONSES

Yes 41.67% 15

No 19.44% 7

N/A 38.89% 14

TOTAL 36
Q6

As a volunteer would you be willing to work additional
shift(s) above the current minimum per month for a
reduction in rent?

Answered: 36  Skipped: 4

NfA

0% 10% 20% 30% 40% 50% 60% 70% 80%  90% 100%

ANSWER CHOICES RESPONSES
Yes 63.89% 23
No 0.00% o]
N/A 3611% 13
Share Link https://www.surveymonkey.com/re E © SHARE SETTINGS 40 responses

https://www.surveymonkey.com/results/SM-MRFFCGYJ9/# 3/6



2/4/22, 3:28 PM Housing Needs Survey - Responses | SurveyMonkey

>

Q7

Would you move from your current housing into AFPD

housing if rent were ____% of your current APCHA income
category rate?

Answered: 31  Skipped: 9
-
50%

0% 0% 20% 30% 40% 50% 60% 70% 80% S0% 100%

ANSWER CHOICES RESPONSES

100% 19.35% 6
75% 25.81% 8
50% 77.42% 24

Total Respondents: 31

Q8

How long do you feel you would remain in residence as a
renter in AFPD housing?

Answered: 33  Skipped: 7

1-2 years .
. _

4+ years

Indefinitely

0% 0% 0% 0% 40% 50%  60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES
1-2 years 9.09% 3
2-4 years 45.45% 15
Share Link https://www.surveymonkey.com/re l:] @ SHARE SETTINGS

https://www.surveymonkey.com/results/SM-MRFFCGYJ9/#

40 responses

4/6
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Q9

Do you wish or intend to purchase affordable housing
through APCHA?

Answered: 34  Skipped: 6

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

ANSWER CHOICES RESPONSES
Yes 76.47% 26
No 23.53% 8
TOTAL 34
Q10
Do you currently have housing outside of the AFPD
district?

Answered: 36 Skipped: 4
Yes -
" _

0% 10% 20% 30% 40%  50% 60% 70% BO% 90% 100%

ANSWER CHOICES RESPONSES

Yes 30.56% n
No 69.44% 25
TOTAL 36

Powered by ™, SurveyMonkey

Check out our sample surveys and create your own now!

Share Link https://www.surveymonkey.com/re :‘ © SHARE SETTINGS 40 responses

https://www.surveymonkey.com/results/SM-MRFFCGY J9/# 5/6
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Share Link https://www.surveymonkey.com/re [: © SHARE SETTINGS 40 responses

https://www.surveymonkey.com/results/SM-MRFFCGYJ9/# 6/6



Jealk | 00°002°2€T $ st INOINI SSOHD JALLOT443
0w/ 00'0SE‘6E $ St
- $ 0 00€0S2__$ _ 00€0se__$ 9snoH Ajiwed 9jbulg wooipag a3yl - ¥ 18D
5 $ 0 000l $  00b0LC  § asno} Ajjweg a|Buig wiooipag ay] - € 18D
00'Z€9°L $ L 002€9'L _ $ 00ee9’t ¢ asnoH Ajjuied 9|bulS wWooipag 93yl - Z 18D
E $ 0 0020’ L $ 00CH0'L S 2snoy Ajiuieg 9|bulg wooipag aaiy] - | 1D
g $ 0 00ter'c ¢ oovev'z  $ wooipag a3yl - p 18D
- 3 0 00'8€6'} g 00'8€6'L  $ woouipag 3aiyj - € 18
00°0v2'Z 3 S 008vP'L  $  008bbL  $ wooipag 33yl - Z 18D
- 3 0 00916 $ 00916 $ wooJpag daiy] - | 18)
= ] 0 00'952'e b 00952 $ wooipag om] - ¢ 1€
- 3 j 0 0069t $§ 00S9LL $ wooipag OM] - € 18D
00°S.¥'9 $ IJ( S 00's62'1 b 00s6Z'L $ wooipag oml - Z 189
S $ 0 00'06. b 00064 $ woo.pag oM/ - | 18D
- 3 0 002802 002802 $ woo.pag 3uQ - ¥ 18D
- 3 0 00'965'L 00'965°L __$ wooJpag aug - £ 18D
00°9Z1°L 3 L 00921’} 00'9ZL°L__$ woo.pag aug - Z 18D
- 3 0 00'299 00°299 $ woo.pag aug - | 18D
= b 0 00'206'L $ 00206L $ olpmg Aduaidy3 - ¢ 18D
= b 0 00°EEY'L b ooeer'l $ olpmg Aduay3 - £ 18D
00°228'2 $ € 00656 } 00656 b olpmg Aouaioly3 - 2 189
- $ 0 00'8ES 5 00°8€S 3 olpnig Aduaioly3 - | 1ed
HLNOW S3lvH s3lvd
H3d IWOINI a3sododd VHOdV
G90'61 :4S 319vSY31 L3N
St S1INN # TV.L0L
AHYINNNS MOTd HSVYD
St SLINN V10L
v8LL 268 [ swyedy oipmg
068 068 L yo1 olpms
89. 892 L wawyedy el Hgl
41 A L uswyedy jeid Hae
1181 1181 1 o1 Hae
2605 eL2lk v awoyumo] Hge
9 L1191 ¥ awoyumo) HEe
2SLL 2siL 3 awop Ajwe4 ajbuis Hae
4SVi0L L1INN H3d 48 SLINN # IdAL LINN
geoe ‘9z Aaenuer

1390an4g SNOILVYH3dO 30V1d 34Id




JWOONI SSOHD JALLIII4T 40 IWOINI ONLLYHIJO L3N

00'st0‘2y $

(00°08€'v81) $ JWOONI SSOHD 3ALLIFI43 4O STISNIJXI ONLLVHILO TV.LOL

- 3 V/N yjuow Jad - (3 3]0 '90UBUBIUIEH SISO M DUISIUBADY

= 3 ¢@8.1 39 AddV A8 G3HIAOD Jeal Jod Bunpunoady

A 3 <081 39 GddV A8 3HIA0D Jeak tad (2657

= 3 V/N Jeah Jad 2 $ (%) uonoajo) 1geq peg
100000'9) $ Q3.LSNray ANy G341H43A 39 O1 VNLOV yluow Jad 00005 $ S$8J1AISG [EUOISSaJ0lg 'WIElY "suoydaja |
(00°000°8E) V1OV NO d3sv8 d3.1Snrav aNv a3iJdiH3A 38 OL Jlun Jad yuow Jad  00°00! $ 3 01seg 0ui0a|3 YIM 'Usel] ‘JaleM 'senin uowwon
{00°020°€L) LINN 40 3Z1S NO d3Svg dd.l LINN H3d TVNLOV Jeshiadyunied 00898  $  (HV3IAOF £-8¢) oNSSaY EmEmom_n_wm\‘__ﬁmm fEndes)
100095 ¢5) JesAsadpuniad  00H0SE 91858y 334 DNIOD-NO @ HA G1-G S0UBUSIUEH
{00°000°¥2) ag.1 IVN.LIV LINN H3d ATNO ONVYMOTIV Teak Jed wunsed  00009°L  $ jusLwsbeuep 8)is-uQ)
100°008°01) 3 SINU 0] ANOS WWBW "g|[eJqun "a|qnonpap 41§ quow Jad yun1ad 0009 3 BAISUBLBITWIO)) PUB AJIfIGET] 9OUBINSU|
J0SSesse Jod Jijosd-uou ji xeyou - $ Jeak 1ad pun Jad - $ Xe] Apadoig
00°S6€'922 $ 43N]

‘Too'sos’s) 3 %} 9 PN JAAOUIN} SYUOW SWUN (B0} 08| Jod SYIUoW Gy %0S'2 faueoep




8¢ TTYeoT vLT

LT 819889°0LT
9¢ TTI8TVEL9T
S¢ 665090797
144 SCLEPS09T
(X4 976689°LST
[44 L96L6S VST
TC V€999S5°1ST
(174 VLV6S'BYT
6T LTTT89°SPT
8T STore8 vt
{1 vriveoort
97 TLS8LTLET
ST VE€898SVET
vi 9/8LV6'TET
€T €9909¢°6¢T
4" 6L1728'9CT
1T TEVLEE VLT
ot vr668°1CT
6 £LST60S°6TT
8 8€6S9TLTT
L £9G898'VTT
9 (444" 1A
S 8080V°0TT
1% 9TeEVT 80T
€ 80¢T°90T
[4 Y0701
4V3A T [41)"
00T

dV3A 40 N3 1V INNOWV
dV3IA Y3d %C HOLVINDIVI NOILVIINI

3NN3A3Y SSOYO JO %8t

SUV3IA 0E-87 3STY 13IDUVL 00S'¥P0'TS %YL

9£3) J004dYILVM VZVd

000'SLT'TS violans
ooo‘ovz  $ A alel
000°s8 ) SMOANIM
000°€E S 3I9VYVD
000°2L S YOIYILNI
syooda
00000T ¢ (1endv XEES-) ONIIIAA VZVd
000°0ST  $ (1endV NLYTS-)3UdUILYVM VZVd
00006 S 400¥
SW3Ll NOILVID3¥d3a ¥V3IA 0E-82
SYV3IA OT NI JAYISTY 139YVL 009'SZSS %071 NOILVT3NI
000'8Ev$ vi018NnS
00079 S NOILYODI¥YI
SW3LI NOILYID3Yd3Q ¥Y3IA ST-0T
000°CT S SaNnNg
00004 S 1INIvd
000°00T $ 311L + ONINOOM
SYV3IA 0T
00019 S SIINVINdY
00022 S 13dHvD
1S0D TYNIDIHO SYVIAS

swajl uonedasdap 344 8 1eaA GI-S

JAY3STY VLOL HVIA ¥3d 08S°STTS

YV3A ¥3d LINN H¥3d ZLE'8S

YV3IA/LINN/IAYISIYH TVIOL

Zz-uer-9z

sisAjeuy 14vyda

135dN4g 3AY3S3Y JIV1d3Nid



which income levels they are to serve as set forth in Sections 1 and 2 below. The maximum gross
household income and maximum net assets for each income category are set forth in Table L.

TABLE I
MAXIMUM GROSS INCOMES AND ASSETS BY CATEGORY 2020

Category 1 Category 2 Category 3 Category4d R.O.

0 Dependents $ 67,600 $ 84,500 $101,400 $126,750 n/a
1 Dependent $ 75,100 $ 92,000 $108,900 $134,250 n/a
2 Dependents $ 82,600 $ 99,500 $116,400 $141,750 n/a

3 or more Dependents ~ $ 90,100 $107,000 $123,900 $149,250 n/a

Maximum Net Assets  $150,000 $175,000 $200,000 $225,000 n/a

Income Categories: A household may qualify to purchase or rent a unit in a higher Income Category. Persons in
the next higher Income Category may bid on lower Income Category units; however bidders qualifying for the
unit Income Category have priority.

Net Assets: Net Assets do not include retirement instruments. Persons age 65 and over are allowed a 50%
increase in net assets.

R.O.: Resident Owner Occupied units have no income or asset limits.

HUD AMI: The Income Categories correspond to the current HUD Area Median Income (AMI) for Garfield
County. Categories 1 through 4 represent 80%, 100%, 120% and 150% AMI respectively. The Town of
Carbondale begins its income categories with the Garfield County 4-person household and adds dependents from
that benchmark.

PART IL.
PURCHASING OR SELLING COMMUNITY HOUSING

SECTION 1.
QUALIFICATIONS TO OCCUPY COMMUNITY HOUSING

In all but employer-ownership circumstances, the deed restrictions for Community Housing Sale or
Rental Units require occupancy by Qualified Persons according to the qualifications set forth in
the applicable deed restriction and this Section. In employer ownership circumstances, these
qualifications apply to the employee-occupant of Community Housing. To initially qualify for and
be eligible to occupy a Community Housing unit, a Qualified Person must meet all of the following
criteria:

Carbondale Community Housing Guidelines
Updated December 13, 2016

-4.-



Maximum Income & Assets

APCHA assigns a Category to each unit in the housing inventory. Based on the Category
assigned, there are maximum gross incomes and net assets a household can have and be
eligible to live in the unit. Within each Category, the maximum gross income differs depending
on the household size. Each Category has one maximum net asset limit. The RO Category has
no maximum income limit, but does have a maximum net asset limit

Category Income Limits and Asset Caps (effective

May 1, 2021)

Household Size

1-person

2-person

3-person

4-person

5-person

6-person

Net Assets not in

excess of

Category Category Category

1

(50%

AMI)

$38,700

$44 200

$49,750

$55,250

$59,700

$64.100

2

(85%

AMI)

$65,750

$75,150

$84,550

$93,950

$101,450

$109,000

$143,000 $327,000

3

(130%

AMI)

$100,600

$114,950

$129,300

$143,650

$155,150

$166,650

$433,000

Category

4

(205%

AMI)

$158,600

$181,250

$203,900

$226,650

$244 650

$262,800

$612,000

Category

5-

(240%

AMI)

$185,650

$212,200

$238,700

$265,200

$286,200

$307,650

$955,000

RO
Category

No income
Limit

No Income
Limit

No Income
Limit

No Income
Limit

No Income
Limit

No income
Limit

$2,374,000
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1. Executive Summary

This is a housing needs analysis for a region that covers the Roaring Fork Valley
and the Colorado River Valley; from Aspen and Snowmass Village to Glenwood
Springs, and from Parachute to Edwards. It encompasses up- and down-valley
locations, and is characterized by innumerable cross-commuting patterns.
Although no formal designation exists for this large region, the team of
municipalities and counties that led this effort call it the Greater Roaring Fork
Region (GRFR) for the purpose of analysis.

Study after study has documented unaffordable housing prices, inventory
shortages, and an ever-expanding commute shed for workers. Moreover, decades
of implementing best practices in most of the region’s communities has helped
many, but left still many more needs unmet. This study provides an
understanding of the dynamics, interdependencies, and the “face” (with a regional
workforce, resident, and employer survey) of regional housing needs. The
purpose is to create a common language with uniformly-collected information and
analysis from which regional solutions can finally address regional problems.

What are the key takeaways from this study?

¢ The region has a 2,100-unit shortfall
in housing for households at 60
percent of area median income

Table 1.

Housing Units Needed by AMI, 2017 & 2027

(AMI) and less, and a 1,900-unit Income Category Units Vs
shortfall for households between 100 HSUSSinRNescecln
and 160 percent AMI, the “missing 201 g2
middle” (Table 1). Less than 60% AMI 2,118 2,383
e Market imbalances throughout the 61% to 80% AMI o1 2,748
region mean that shortfalls by 81% to 100% AMI =N 590
affordability level are much worse in 101% to 120%AMI 2031, bR
Eerialmareas: Diovosam 195 =
» Overspending costs the region $54 141% to 160% AMI 968 1,105
million per year. Greater thar;iGO_%AMl ! _-;- =
Source: E ic& P ing S

e More than 26,000 workers (out of
47,000 employed residents) cross
paths in their daily commute versus
just 19,000 employed residents who live where they work.

2xdax]Urits Neoded Table for Report

173102-Final Report_032719
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Economic & Planning Systems | RRC Associates

Summary of Findings

This summary highlights the major findings of the research, analysis, and process
that address the questions at the heart of the region’s relevant housing questions.
The findings are also delineated by demand-side trends, supply-side trends,
considerations of stated preferences, and case studies.

1. The region generates more demand for housing than it has.

In 2017, the region had a 2,000-unit shortfall for households at 60 percent
AMI and below, a 700-unit shortfall for those at 100 to 120 percent AMI, and
a 1,200-unit shortfall for the “"missing middle”—households between 120 and
160 percent AMI. By 2027, it is projected that the shortfall of units affordable
to households at or below 100 percent AMI will balloon to 5,700 units, and
the shortfall for the missing middle will remain the same.

Figure 2. Overall GRFR Housing Gaps by AMI, 2017

S
E units
100% AMI = $117,600 140% AMI =

$70,400 - $98,560 -
$98,000 $137,200 Gap=
968 units
80% AMI 160% AMI
$56,320- $112,640 -
$78,400 $156,800

60% AMI =
$42,240-
$58,800

Gap =
2,118 units

5.000 10,000

Total Households (demand) and - Housing Units
Total Housing Inventory (supply), 2017 by AMI

Source: U.S. Census ACS 5-year estimates, Households
B19019, B25063, B251 18; Economic & Planning Systems by AMI



7.

Economic & Planning Systems | RRC Associates

Demand for housing in the Aspen to
Snowmass area exceeds supply.

The Aspen to Snowmass area currently has a
3,000-unit shortfall, which is projected to
increase to 3,400 units by 2027. As expected in
such a high-priced market, the shortfall is
spread across the entire affordability spectrum

"Aspen may be beautiful and offer
some great things, but if you are
financially stressed 24-7 and living
paycheck to paycheck even with good
jobs, the quality of life actually

(except for above 160 percent AMI, which
contains an excess of 1,000 units). Collectively,
the area has a 4,000-unit shortfall for

[stinks]."

Needs\Datsh[ 773 102-Text Boxen xisx] Sheet §

2027, that shortfall is projected to increase to
5,200 units.

Where is this demand coming from?

Jobs and people generate demand for housing. Business and employment growth
translate to housing demand, and households choose where to live based on a
variety of factors. At different life stages, people and households have different
preferences for what they want in a house, their neighborhood, and a community.

8.

10.

Year-round business growth means more need for resident housing.

Job growth is a sign of the economic health, and between 2001 and 2017,
the GRFR added more than 10,000 jobs to its year-round business sectors.
Relative to the state, the region accounts for 2 percent of Colorado’s jobs,
but captured more than 2.5 percent of the state’s growth during this time.

Seasonal housing needs are relatively the same as they were more
than a decade ago.

The magnitude of seasonal jobs has remained relatively constant in actual
numbers but declined as a portion of overall employment.3 During the
recession, many of the seasonal workforce needs were met by international
workers.

Proprietorships are a mainstay of the regional economy.

Proprietorships will continue to be a ubiquitous phenomenon of the labor
force and business activity in the GRFR as long as there is seasonality in the
larger economy. An analysis shows that the GRFR had approximately 33,000
sole proprietors in 2017, up from 22,000 in 2001.4

See the discussion of

Seasonality On page 31.
4 See the discussion of Proprietorships on page 32.

Source: Resident / Workforce Survey 2018
households under 160 percent AMI, and by ¥ AProjocts| DEN\ 173 02:Rosring Fork Vafiey Reglonsl Howing



Greater Roaring Fork Regional Housing Study

11. The regional population grew by young and old, but mostly old.

The GRFR grew by 28,000 residents (approximately 10,000 households)
between 2001 and 2017, more than 1,700 persons per year. Just over 20
percent of the growth was in population between 35 and 64; more than 40
was under 35; and nearly 60 percent was over 65. Over the next 10 years,
the regional population is projected to grow by 24,000 people—33 percent
under 35; 30 percent 35 to 64; and 30 percent over 65.

12. An aging population requires different housing solutions, care, and
services.

Although longer life expectancies can be

attributable to advances in medical treatment
and healthier lifestyle, living longer means these
medical services and treatments need to be
available. It also means that different housing
solutions need to be addressed. Elderly
households frequently express an interest in
downsizing and lower maintenance living
arrangements, but also express frustration that
there are so few, if any, opportunities in the
region. Not only does the lack of appropriate R T YA e T
housing impact their quality of Iife, it negatively ¥ AProjects\DEN\ 73 02-Roaring Fork Valiey Reglonal Housing
. : . . Noods\Date\[ 73 02-Text Boxas xisx]Shoet 1
impacts the region and municipal sales tax

revenue collections.5

"“The only way I will be able to remain
in this area when I retire is if Il am
able to obtain an apartment in one of
the senior housing complexes in the
area. There is so little housing
available in this area that someone
on a fixed income can afford."

13. Lower mortgage interest rates were supposed to work in people’s
favor.
Although approximately 3,500 households paid off their mortgages between
2000 and 2017, they were not replaced by a proportional number of new
owner households. As a result, the percentage of owner households with a
mortgage dropped from 79 percent to 73 percent over this time. Ironically,
historically low borrowing conditions were supposed to incent more
households into homeownership, but they exacerbated the unsustainable
increase in housing sales prices and instead ushered in a period of ownership
disinvestment.

5 Analysis of Bureau of Labor Statistics Consumer Expenditure Survey data shows that older households spend
less on typical taxable retail items and more on “experiential” purchases, such as travel. While elderly
households typically spend less than households of working age (35 to 64), a bulk of their purchases (i.e.
travel) do not generate local sales taxes.
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Housing supply matters by type, price, and location

Housing supply constraints, land availability, and a variety of factors (adequate
infrastructure, roads, sewer, utilities, and public services) impact where a
household chooses to live. Considering substantial rates of second
homeownership and inventory used for short-term rentals, this set of
circumstances becomes a major market challenge.

14. The overall housing inventory grew proportionally to jobs.

The region added 11,900 housing units (nearly 750 units per year) between
2000 and 2017 —almost identical to the net increase in wage and salary jobs.
Unfortunately, much of that construction (60 percent) took place in primarily
out-commuting locations—i.e. the New Castle to Parachute and Eagle to
Gypsum areas (36 and 25 percent, respectively). Moreover, 16 percent of the
new inventory is estimated to have been built for the second homeowner
market—defined as “vacant, for seasonal use.”

15. Non-local ownership increased its toehold in the region.
While the portion of residential properties (single family and multifamily) in
local ownership decreased from 73 to 72 percent, nearly 60 percent of new
residential property valuation added between 2005 and 2017 was in the
hands of non-locals.6

16. Short term rentals (STR) are a constraint on housing for residents.’
A current snapshot of STRs in the GRFR reveals more than 1,600 listings—
more than 3 percent of the region’s entire housing stock (i.e. total housing
inventory). As expected, a majority of STRs are located in the Aspen to
Snowmass area, with smaller proportions in the other areas of the region,
ranging from less than 1 percent of total inventory in New Castle to
Parachute to approximately 3 percent of the Carbondale area’s inventory.8

17. The cost to build housing has increased.

Rising home prices are not just the product of market demand factors; they
are the result of costs and/or shortages of labor and materials.® Since 2001,
materials costs have appreciated 56 percent, and the cost of labor has risen
by 70 percent. Confounding this trend was the net loss (and lack of recovery)
of more than 1,300 construction jobs after 2008.

6 Local ownership was defined as when the property owner zip code was among the 19 zip codes used to
define the GRFR. Non-local ownership was designated when the property owner zip code was anything other
than one of the zip codes defined as the GRFR.

7 The term short-term rental (STR) or vacation rental refers to the rental of a furnished home, apartment, or
condominium for a “short-term stay.” Definitions of “short-term” vary from S days or fewer to up to 60 days.
STRs can be managed independently by owners or third-party representatives and/or advertised via online
platforms such as www.airbnb.com, www.vrbo.com, or others.

8 Although this study does not delve into a measurement of the impact that STRs have, their impact can be
generally understood as a constraint on supply, which under any circumstances (holding all other demand
drivers constant) will cause an increase in the price of housing.

9 Typically, the cost of constructing a house accounts for 55 to 60 percent of the sales price of a home. Of that,
approximately half is the cost of materials and half is the cost of labor.
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How unaffordable are housing prices?

The type of demand and supply constraints the region experiences inevitably lead

to affordability challenges. Rates of commuting

increase, ownership and

investment declines, and the community and environment suffer. Most concerning
is that this impacts the community, its heritage, and the people’s quality of life.

18. A second homeowner-driven market has
driven its workforce away from their jobs.
The region’s workers have struggled for decades
with the price of housing, and that is one of the
main reasons why the region has become so
large; workers have sought more affordable and
available housing farther and farther away from
their jobs. In 2017 and 2018, the (weighted)
average price of housing in the GRFR fluctuated
between $700,000 and $1,000,000—from just
under $400,000 in the New Castle to Parachute
area to the out-of-reach high in the Aspen to
Snowmass area of $2.4 million.

19. An investor-driven market exposes its
workforce to the risk of equlity loss.

" am appalled at the housing
condition! I will continue to fight to
find a place for my family and to
attend meetings in the area to ensure
others in my situation have an
option, but | am losing hope in this
valley caring about the housing and
life quality of its non-wealthy, non-
retired locals and workers."

Source: Resident / Workforce Survey 2018

YAProjects\DEN\ 173 102-Roaring Fork Velley Reglonel Housing
73 02-Text Boxes. 1

In years following the Great Recession1?, nearly every one of the areas
(including those whose housing markets are oriented more to the workforce)
of the region experienced serious housing price drops and protracted
volatility. While forecasting another market contraction was not a part of this
study, continued expansion of the second homeowner market does illuminate
the risk that another downturn may have similarly detrimental impacts on

the region’s resident population and workforce.

10 The National Bureau of Economic Research (NBER) defines an economic recession as: "a significant decline
in economic actlvity spread across the economy, lasting more than a few months, normally visible in real GDP,
real income, employment, industrial production, and wholesale-retail sales.” The Great Recession refers to the
period of economic contraction beginning in December 2007 and ending in June 2009.
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The gap between what a household can afford and the median price
of a home will widen further.

The affordability gap has widened in each area of the region—from $116,000
in the Eagle to Gypsum area to $290,000 in the Carbondale area and $1.4
million in the Aspen to Snowmass area.11,12 Gjven the upward trajectory of
the Federal Reserve's overnight borrowing rate, it is easy to imagine
mortgage rates rising higher over the next decade. Although forecasting is
filled with uncertainty, affordability gaps could widen by another 100 to 400
percent (depending on area) over the next 10 years.

Cross-commuting patterns are the "market” solution to affordability
challenges.

The Aspen to Snowmass area imports an

average of 7,500 workers per day, and
Glenwood Springs is a net importer of 2,400

workers. The other areas generally export
workers. From a policy perspective, these cross-
commuting patterns are what happens when the
"market is left to its own devices.” That is, the
market may be “taking care of itself”, but it is
not taking care of workers’ quality-of-life—for

"No one is asking for palaces on top
of Red Mountain. We just want
'starter homes', like the rich people
all around us had in the 1950s."

Source: Resident / Workforce Survey 2018
Y AProjects\DEN\ 173 102-Roaring Fork Valley Regional Housing

Noods\Datak{ 173 02-Texi Boxes xisx] Sheet 1
those who would rather not commute as far.

Cost burden costs the region $54 million a year.

Although some households are making quality of life trade-offs when they
choose to spend more than 30 percent of their incomes on housing, the
economic impact of “overspending” cannot be overlooked. It is estimated
that overspending amounted to approximately $54 million in 2017, averaging
$320 per month for each of the region’s 14,100 cost-burdened households.
The impact is that $320 per month spent regionally would recirculate locally
in very different ways (creating jobs) in the hands of households rather than
the hands of non-local landlords or residential mortgage bond-holders (e.g.
Wall Street).

11 g analysis uses regional median household incomes from the Department of Housing and Urban
Development as well as current underwriting conditions. The affordability gap iIs the difference between the
median price of a home sold and what a household (4 persons) earning the median income.

12 7pe analysis utilizes historic 30-year fixed rate mortgage information from the Federal Reserve Bank of St.
Louls, an average property tax mill levy of 52 mills, factors for insurance and utilities, as well as a 10 percent
down payment.
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Findings and Conclusions: Household and Employer Surveys

The survey-based component of the study was conducted during late winter and
spring 2018. An extensive survey-based effort targeted both local residents/
employees and employers. Full results of the surveys are presented in a report
that discusses key findings. In addition, the survey results have been portrayed in
a series of Appendices that are provided under separate cover. Below, selected
highlights of the survey research are summarized.

What are workers and residents saying?

Feedback from the surveys support an overall conclusion: residents and
employers throughout the region are experiencing housing problems and the
similarities between survey resuits from both groups are striking. To a large
extent, housing issues are being felt throughout the area and the problems
generally don't respect city or county boundaries.

Among residents, dissatisfaction with current residence was probed in a variety of
ways. Overall, about 1 in 10 residents report they are “somewhat” or “very”
dissatisfied with their current residence. Similarly, about 9% report dissatisfaction
with the community where they live. Responses to this question are similar across
the region although average satisfaction ratings with residence are somewhat
lower (more dissatisfaction) in the Aspen/Snowmass area (3.8) compared to
Glenwood Springs through Battlement Mesa (4.0), and Eagle through Dotsero
(4.2). Survey results show that renters are more than twice as likely to be
dissatisfied (19% compared to 7% owners).

Further exploration of dissatisfaction shows that couples with children, single
parents with children and unrelated roommates are relatively more likely to rate
satisfaction with their residence to be a low. Although the majority of respondents
did not report dissatisfaction with their residence, the problems experienced by
those that are dissatisfied are challenging and the complaints aired in open-ended
comments reinforce these findings. Targeting the dissatisfied segment of
residents should be a focus of local programs.

The relatively low level of dissatisfaction of residents is in seeming contrast to the
widely held belief by residents and employers alike that housing is a “serious” or
“critical” problem. While many are not dissatisfied with their homes, they
recognize the housing problems are widespread and that housing issues create
other impacts including traffic and commuter-related congestion and service
quality issues as explained in open-ended comments obtained through the survey.
The fact that this opinion is shared by most residents living throughout the region
(76%), is illustrated by the graph below. Similarly, employers called it a problem
at the same level, 76%. Consensus between residents and employers that
availability of housing represents a major problem provides an environment
where public and private sector cooperative efforts become more viable.
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