II. EcoNOMIC AND DEMOGRAPHIC FRAMEWORK

This chapter reviews demographic and economic conditions in the Fraser Valley and
Grand County. This baseline trend information is used to establish a basis for
forecasting future visitation and retail sales in the Fraser Valley, as well as in the fiscal
impact analyses performed for the Town of Winter Park and Grand County. This
chapter is organized into the following sections:

*  Population and Household Trends
*  Economic Conditions

* Lodging and Visitation

*  Retail Sales Trends

= Residential Market Conditions

The study area is defined as the Frasier Valley portion of Grand County lying between
the top of Berthoud Pass and Red Dirt Hill located to the west of Granby, as shown in
Figure 1. The study area encompasses the Towns of Winter Park and Fraser, Tabernash,
and unincorporated Grand County.



Firral Report
Base Villnge Economic and Fiscal lnpact Study
Decenber 2006

Figure 1
Study Area
Base Village Economic and Fiscal Impact Study

m

“é

«R
1u Mures



Final Report
Base Village Economic and Fiscal Inpact Shudy
December 2006

POPULATION AND HOUSEHOLD TRENDS

The full ime population of Winter Park was estimated at 830, and 1,020 in Fraser,
according to the most recent estimates published by the Coloradoe Department of Local
Affairs, as shown in Table 1. Population growth has been steady since 1990, with an
annual increase of 22 people in Winter Park and 32 people in Fraser. The full time
population in Winter Park and Fraser is estimated to have not substantially changes
since the 2004 estimates were released, since most new construction in the area is
oriented to second home buyers.

Winter Park has approximately 400 households and Fraser 460, according to these
estimates. Winter Park added 159 households since 1990, with an annual increase of 11
full-time resident households. Fraser added a total of 203 households since 1990,
Unincorporated Grand County, which includes parts of the Fraser Valley, added an
average of 108 households per year since 1990. A significant amount of this growth
occurred in the areas to the northeast and northwest of Fraser and around Granby.

Table 1
Population and Households, 1990-2004
Base Village Economic and Fiscal Impact Study

Change 1990-2004
Description 1980 2000 2004 Total# Ann.# Ann %
Population
Fraser 573 910 1,020 447 32 4.2%
Granby 966 1,525 1,746 780 56 4.3%
Grand Lake 258 447 482 223 16 4.5%
Hot Sulphur Springs 347 521 597 250 18 4.0%
Kremmiling 1,166 1,578 1,641 475 34 2.5%
Winter Park 528 G652 B30 3oz 22 3.3%
Unincorp. Area 4127 6799 7627 3.500 250 4.5%
Grand County 7,966 12,442 13,943 5977 427 4.1%
Households
Fraser 257 410 460 203 15 4.2%
Granby 388 579 665 277 20 389%
Grand Lake 116 219 236 120 g 5.2%
Hot Sulphur Springs 126 196 227 101 7 4.3%
Kremmiling 442 595 621 179 13 2.5%
Winter Park 242 318 401 159 i1 3.7%
Unincorp. Area 1,597 2758 3108 1,509 108 4.9%
Grand County 3,168 5075 5716 2,548 182 4.3%

Source: CO Depl. of Local Affaks, Economic & Planning Sysiems
H 1 5823-Wintor Park Bosa Villego PR Pledets ] 15AES-Domog als|Popked 80.04
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In 2004, there were 2,592 housing units in Winter Park and Fraser, with 1,846 in Winter
Park and 746 in Fraser, as shown in Table 2. From 1990 to 2004, units were added at an
average annual rate of 35 per year in Winter Park and 14 per year in Fraser. In Grand
County as a whole, housing growth occurred at a rate of 278 units per year over this
time period, indicating that Winter Park and Fraser accounted for 17 percent of the
housing growth. Sixty seven percent of Grand County housing growth occurred in
unincorporated areas of the County. The rate of development increased remarkably
during the 2000 to 2004 time period when units were added at a rate of 744 per year,
compared to the 1990 to 2000 time period, when construction was approximately 91
units per year.

Table 2
Housing Units, 1990-2004
Base Village Economic and Fiscal Impact Study

Change 1990-2004

Geography 1990 2000 2004 Total# Ann.# Ann. %
Frazer 557 622 746 189 14 2.1%
Granby 492 628 764 272 18 3.2%
Grand Lake 754 748 as0 96 T 0.9%
Hot Sulphur Springs 185 227 277 gz 7 2.9%
Krammling 560 G46 714 154 11 1.8%
Winter Park 1,361 1,231 1,846 485 35 2.2%
Unincorp. Area 6076 6792 8674 2,508 186 2.6%
Grand County 8,985 10,894 13,871 3,886 278 2.4%

Source: GO Dept. of Local Affairs, Economic & Planning Systems
H Y5865 Winlar Pak Baso Willago Fi mn’ﬂi[lljs% xlefHL-D0-04
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Mountain communities in Colorado often have a large number of housing units reported
by the Census as vacant; most of these are second homes. In 2004, there were an
estimated 1,445 vacant units in Winter Park out of 1,846 total housing units, indicating
that 78 percent of the housing units are either vacant for seasonal use or vacant for sale,
as shown in Table 3. Fraser has substantially fewer vacant units at an estimated 38
percent in 2004, suggesting that the proportion of year-round residents in Fraser is
higher than in Winter Park.

The most recent published estimate of units vacant for seasonal or recreational use
(second homes) is from 2000. In Fraser, second homes are estimated at 165 or 27 percent
of all units. In Winter Park, the estimate is much higher at 703 units or 57 percent of the
total, as shown in Table 3.

Table 3
Housing Units by Vacancy Status, 1990-2004
Base Village Economic and Fiscal Impact Study

1990-2000 ___2000-2004

Geography 1990 2000 2004 Total# Ann.# Total# Ann. #
Total Housing Units

Winter Park 1,361 1,231 1,846 =130 =13 615 154

Fraser 257 G22 T46 65 T 124 K}

Grand County 9985 10,894 13,871 09 Ly 2,977 Tad
Occupied Housing Units

Winter Park to242 318 401 76 3] 83 21

Frasaer 257 410 460 153 15 50 13

Grand County 3168 5075 5716 1,907 161 G 160
Vacant Housing Units

Winter Park 1,119 813 1,445 -206 =21 532 133

Fraser 300 212 286 -88 -4 74 19

Grand County 6817 5819 8,155 998 100 2,338 584
Vacant for Seasonal Use

Winter Park 850 T03 - =147 =15 — —_

Fraser 223 165 -— -58 -6 - -

Grand County 5800 4,783 — 1,017 =102 e —

Source: DOLA; CO Demography Section, Econamic & Planning Systems
H A1 5885-Winor Park Bosa Villoge Ph Bbiedels || 150E5-Damoq,sia] Housing 5004
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Since much of the study area lies in unincorporated Grand County, for which there are
no published housing unit estimates, EPS developed an estimate of total housing units
and second homes for use in the economic forecasts, The methodology used is similar to
the recent Northwest Colorado Council of Governments (NWCCOG) study, which was
based on county assessor data in a Geographic Information System (GIS). As shown in
Table 4, the study area contains an estimated 5,414 housing units with 2,613 single
family units (48 percent) and 2,801 condominium and townhome units (52 percent).
Based on the number of non-resident owners, approximately 60 percent of the housing
units or an estimated 3,248 are second homes, rental, or investment properties. This
estimate is consistent with recent studies by the NWCCOG', which estimated that 63
percent of homes in Grand County and 57 percent of homes in Winter Park belong to
non-local owners.

Table 4
Fraser Valley Housing Units, 2005
Base Village Economic and Fiscal Impact Study

Housing Units Units
Total Units
Single Family Detached 2,613
Condominium/Townhome 2,801
Total 5414
Occupancy
Primary Residence 40%
Investment/RentallSecond Home ' 60%
Total 100%
Estimated Units by Qccupancy
Primary Resldence * 2,166
Investment/Rental/Second Home 3248
Total 5,414
Estimated Second Homes
Investment/Rental/Second Home 3,248
Lass Rental Homes and Condos/Townhomes 1,191
Estimated Second Homes 2,057

! Eslimated from number of propery owners residing outsids the study area.
® This s alse the estimated rumber of households in the study area,

Sowrce: Grand Counly GIS, Economic & Planning Systams

HiL180E5 inter Pk Bose Villsge Fh el 15865 Doy saHoubng 05

' NWCCOG, 2002: Typolagy of Second Homes; also NWCCOG, 2002: 2002 Winter Park Comtmunity Survey
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