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INTRODUCTION

The initial portion of this report includes an evaluation of the con-
dition of existing dwellings in the County. While such an investiga-
tion is necessary to detect and propose remedies {or unfortunate sit-
uations, it also leads to understanding of how the housing inventory
is expanded. Thus it relates directly to the second section of the
report, an estimate on the extent and character of future housing.

The housing study is an intriguing undertaking. Historically speaking,
it records the civilization of a wilderness, particularly in this area,
which was a frontier only one hundred years ago. The inventory of sur-
viving dwellings provides a physical picture of the aspirations and
achievements of the earlier generations who settled and developed Gar-
field County. Architectural configuration of housing and its relation-
ship to the land is the product of social, economic and environmental
determinants. There is a logical basis for the contrast between the
victorian dwellings on small lots in New Castle and Glenwood Springs
built by early inhabitants employed in mining, railroading and commerce
and the early American log and frame dvellings laid out in a more spaci-
ous manner in Carbondale, Silt, Rifle and Grand Valley. The latter com-
munities were agriculturally oriented and located on alluvial fans in
contrast to the narrow valley character of New Castle and Glenwood Springs.
The chronologic order of development is visible in the transition from
the early architecture desciribed above to the two-storey frame or mason-
ary dvelling of the 1920 era, the bungalow constructed in the 1930's,
and the one-storey open floor plan type house of the post-World War II
period to the varied architecture of the present day, including mobile
homes. The housing built during a particular period is an accurate re-
flection of the life-style of that time; a pattern influenced by cultural
background and social aspirations, physical determinants such as topo-
graphy, transportation and availability of building sites and materials
with all of the foregoing strongly influenced by economics.

Following evaluation of existing dwellings is a projection of housing
needs over the next twenty years or until County population expands
from its present 14,568 to 19,500 persons. The projection of absolute
growth is less important than the character of the expanding urban/sub-
urban environment. People will find a place to live; shelter is one of
the basic human requirements along with food, clothing and medical care.
Just as soclo~economic factors shaped the character and configuration
of the existing housing inventory, housing of the future will be deter-
mined by individual preference interacting with the economic facts of
life. A person born in 1931 would require extensive additional re-
search to fully understand the historic economics that shaped the pre-
sent micro-environment of housing. But even a limited comparison of
present conditions with those of the past leads one to wonder if the
historic patterns of housing development have ever been so subject to
the pressures for change as they are at the present time. The residen=
tial concept prevalent in this country since its inception as a nation,
that of a house on its own lot, a miniature estate in effect, is being
modified. There is increasing acceptance of a moveable dwelling in a
rental situation, the mobile home. In comparison, this is akin to the



life style of the Plains Indians who moved their lodges in resnonse to
hunting conditions; the economic determinant of their time. Many mo-
bile home dwellers live as they do in response to demands for mobility
in relation to economic opportunity as the Indians did or by reason of
choice based on convenience and ease of maintenance. great propore
tion of wobile home dwellers, however, reside in such a fashion due to
the character of the local housing market. There is a lack of new sin-
gle family housing for rent or sale and the econoiics of home building
are placing it beyond the reach of a majority of families seeking hous-
ing. Thus for many newly forming households in the County and those
immigrating in response for economic opportunity, the choice is limited
to mobile homes or rental of an apartment or older dwelling if avail.
able. The last section of this report deals with the determinants re-
sponsible for the imbalance in the housing market and outlines possible
solutions to the problem.

Presentation of this study may appear to some as a "firm grasp of the
obvious" but it is an attempt to set forth the conditions, problems

and opinions on remedies so that everyone will have a better understand-
ing of the housing situation. Each area of inquiry and recommendation
could benefit from additional research and analysis if the County and
Nation are concerned about how people live.

o
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HOUSING CONDITIONS - 1960 - COLORADO, WESTERN MOUNTAIN REGION, GARTTELD COUNTY

During the 1960 census, nearly 600,000 Colorado dwelling units were eval-
uated as to their habitable condition. About 50,000 of these units were
located in the fourteen~county Western Mountain Region, and some %,600
wvere situated in Garfield County. Condition was determined by the ob-
servation of weather-tightness, extent of disrepair, hazards to the occu~
vants' physical safety, and inadequate original construction. Hidden
defects such as rotted beams and inadequate wiring were not considered.

The Bureau of Census extablished three qualitative classifications to
indicate housing conditions; "sound", "deteriorating", and "dilapidated".
The "sound" rating included structures which had no defects or only
slight defects normally corrected during the course of regular main-
tenance. A "deteriorating" status was assigned to those residences
vhich were in need of more repair than would be provided for through
regular maintenance; and a stiucture which did not provide safe and
adequate shelter was classified as "dilapidated".

The accompanying graph compares the results of the 1960 census. Hous-
izg in Garfield County (77% sound) was generally better than housing

in the Region (74% sound) but not up to the State characteristic (83%
sound). Considering the Region in relation to the State in 1960, wve
are looking at an area which is largely rural in character (68% of the
Population in towns of less than 2500 or in rural areas for the Regicn
ve., 26% in similar habitats on the state level); and area with a slover
rate of population growth (10% for the Region vs. 320 for the State be-
tueen 1950 and 1960) and with a creater proportion of poor opople (25%
vith a 1960 income of under $3,000 vs. 18% in a similar situation in
the State). Vhile few consistent conclusive correlations between these
relationships and housing conditions are apparent, (as will be explained
belov on a smaller scale), the combined impact of these factors results
in &n environment where housing conditions could reasonably be expected
©o be below the state-wide condition, especially a state dominated by

a vigorously expanding major metropolitan area - the Fort Collins to
Pueblo axis, including Denver.

Considering Garfield County in relation to its ncighboring counties
vithin the 1lli-county Western Mountain Region, as of 1960, Garfield
Comty ranked evenly with Mesa and Rio Blanco Counties in having the
highest proportion of sound housing within the Region, 77%. Direct
correlation between the previous 1l0-years' population growth and hous-
ing conditions exhibited a trend but the experience of Summit County,
vhich had the greatest population growth (83%) and the third highest
proportion of deteriorating and dilapidated housing (34%) is contrary
to the general trend, (see Table I). Garfield and Rio Blanco had rela-
tively lower rates of population expansion between 1950 and 1960 (3%
and 9% respectively) than Moffat and Montrose Counties (19% and 20%
respectively), while the former pair had significantly better housing
conditions. Table I ranks the lh-counties first in descending oxrder

of' percentage :of deteriorating and dilapidated housing and then in
descending order of percentage of families with an annual income of un-
der $3,000. The State and Region characteristics are also included. A
more direct reclationship is apparent. Nine of the 14 counties and the
State and Repion were within 10 percentile points on tha two scales,
and Garfield wis concistam! with (7% in each catopomry.
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TABLE T
(source: U.S. Census of Population & Housing - 1960)

% Deteriorating and % Families under $3000
Dilapidated Housing Annual Income

Ouray 45% Delta Lo%
Moffat 35% Onray 33%
Suimit 3L4h Routt 30%
Eagle 34% Montrose 30%
Jaclson 32% Eagle 27%
Gunnison 30% Gunnison 26
Montrose 28% WESTURN MIN. REGION 25%
Grand 27% GARFIELD 23%
WESTERN MTN., REGION 26% Mesa 21%
Routt 25% Pitkin 2c%
Delta 25% Grand 15%
Pitkin okg, COLORADO 18%
Mesa 23% Rio Blanco 16%
Rio Rlanco 234 Jaclson 13%
GARFTEID 23% Moffat 13%
COLORADO 17% Sumnit 10%

Housing cornditions in Garfield County as of 1960 were judged to be equal
to those in Mesa and Rio Blanco Counties and generally sucerior to the
remeining 11 covnties. VWhile it is obvious that housing cornditions are
dizectly related tc income, especially the perccntaje of Lov-income frmi-
lies, there are additional inTluential Tactors iuncluding the pattern and
chronology of historical developnient, the characier of the economy includ=-
ing its diversification and labor force composition, the life-style ol the
inhabitants and as an underlying deterwipant, the land Tform and cnviron-
ment of the County. Only the prescace ol thesc fuctors can expiain the
statistical variations exemplified by Suwmmit Ccounty with a high —ate of
growth, high income and poor housiag, and NDelta Trwarty with a netv popula-
tion loss betu=en 1930-50 and 4% lou-income frmilies, yet exhiniting 75%
sound livusing conditions. Apparently prouil does not universzily repre-
sent progaess and conversely progress is not towally dependent upon expan-
sion of the urban environment.



HOUSING AGE AND CONDITION-1969
GARFIELD COUNTY
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HOUSING CONDITIONS - 1969 - GARFIELD COUNTY

METHODOLOGY

The preceeding analysis was based on the only complete inventory of
housing for the State and Region, the 1960 Census. Detailed informa-
tion from the 1970 €ensus is not available at this time. Information
on housing in Garfield County was available from the records of the
County Assessor's Office. The information contained herein was gath-
ered in 1969.

The Assessor's Office evaluated structures on a numerical scale repre-
senting the remaining value of the structure. This information is en-
tered on an indexed card along with a picture of the structure. For
purposes of this report, the numerical rating of the assessor was trans-
lated to an alphabetical scale of "A" - above average; "B" - average;

"C" - below average; and "D" - dilapidated. TFor analytical purposes,
these classifications were further subdivided as A-1, A-2, A-3, etc.

Each index card was then inspected as the residential structure assigned
an alphabetical rating following guidelines of the assessor's office.
Field checks were made to determine the accuracy of the assessor's eval-
uation. It proved to be generally consistent with the major re-evalua-
tions being for well-maintained, older houses which in our opinion were
o’ & higher standard than a pure economic evaluation would indicate.
Following preliminary tabulations of housing on the alphabetically iden~
tilfied scale, the number of groupings was consolidated for clarity under
the headings of "Standard", "Substandard" and "Dilapidated". The assign-
ment of descriptive terminology was based both on census methodology and
on an internal determination of acceptable housing conditions within Gar-
field County. Such an arbitrary determination as this latter step could
be erroneous had we not previously determined that the county housing in-
ventory overall represented the highest state of condition within the
Region. In addition to condition, the assessed valuation, age, location
and type of dwelling were included as well as the material of construc-
tion. The information was recorded on data processing cards, tabulated
electronically and collated in a bound booklet of print out sheets. A
total of 1063 residential structures, exclusive of mobile homes, was
evaluated in this manner.

COUNTY-WIDE HOUSING EVALUATION

Housing Age and Condition

The accompanying chart portrays the age of all surveyed residential
structures (4063) in the County. The upper graph gives the age by
construction date for existing strutures, nearly half of which have
been built since 1940. Fourteen percent of the total were built prior
to 1900. The lower bar chart indicates the proportion of structures

in each conditional category on an age basis. The percentiles of dilap-
idated housing decreased concurrently with age as did the proportion of
substandard housing.
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HOUSING TYPE AND CONDITION - 1969
GARFIELD COUNTY
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Housing Type and Condition

Of the L4063 residential structures evaluated, nearly all were of the
sinzle-Tamily type. Only 5% of county housing was oi a two-family or
multiple~family character. Duplexes are not a popular housing config-
uration in this area where the ideal family housinz is concepturalized
as one house on one lot. This may change as the resort complexion of
the area grows more apparent. In Pithkin County, many new dwellings in
and near Aspen are either duplexes or have a suificient accessory liv-
ing unit for guests and are technically classified as a two-family
dvelling. The low proportion of nmultiple family units may increase as
land and construction costs combine to price "one house on one lot" be-
yvond the economic capability of a large proportion of the population.

Approximately 1300 mobile homes existed in the county as of 1968, based
on szies of licenses. The motile homes used for permanent dwelling pur-
pnses would be technically classified as single-family dwellings Exe
pansion of the mobile homes inventory reflects the above-ment 1oned Tac-
tors of Land and construction cost and the concept of a detached dvell=-
iag, even though it may be located in a mobile home parlk.

Courtyy—v ide, there were 85% standard structures, 9% substandard, and
6% dilapidated. The varisnce hrtueen the 9% of structures classified
s"hotandard in this analysis vs. the 18% classified deteriorating dur-
ing the 1960 census rellects the incieased amount of maintenance 1unds
exnended on deteriorating dvellings as the economic base of the county
ezrands. The ircreasei cost of new housing also ancourages remnodeling
of older stmictures. There was also a change in cull Uidl avarencss
ubich bepan to emvhasize the valuve of arcniteciurally interesting old
residences.  The addition of over 600 new residences CIQ"°ed as shan-
derd slen zeduced the proportional magnitude of the substandzard grooap.
The prepovtion of dilapidated structures irncreased betucen 1960 anc 1968
as d:d the actunl number of such dwellings due to continued deteriora-
tion in rural areas of the comaty.

Subgtandard end - Japidated ] Housing Units
The acconmanving chart "Svbstandard and Dilanidated Units - 1969" pcrtrays
the close rel=ationahip between the total number of each strucural type in
the county and the rate of decay for each type. There is no outstanding
problen of excessive deteriorated or dilapidated condition for a particu-
lar type of dwelling.

Diiapidated Housing in Incorporated Areas

.*..__..._._4_‘.4 b e

Knovledge of whe occupies dilapidated housing is vital to formation

of a hﬂu"ljﬁ prograin to remedy an unacceptable situation.

Housing clocasified as dilapidated is consideved uniin for hvman habie-
tation. Information was collected on the age and employment status of
persons living in such housing within incorporated areas of the county.
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SUBSTANDARD & DILAPIDATED UNITS - 1969
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DILAPIDATED HOUSING IN INCOI‘!PORATEDN
AREAS OF GARFIELD COUNTY

STATUS OF

VACANT
OCCUPANCY

KEY
VACANT EMPLOYED

CARBONDALE SSasaRatnee

GLENWOOD SPRINGS

GRAND VALLEY

NEW CASTLE

RIFLE

SILT

LRI LI LI | L

0 5 10 15 20 25 30 35 40
DWELLING UNITS




Investigation showed that nearly a quarter of the wrban dilapidated
housing checked was vacant. A much larger proportion was occupied by
employed persons and their families contrary to popular local beliefl
that retired people comprise the bullk of such occupants. This rela-
tionship varied by area, with Carbondale and New Castle having a far
greater number of employed persons than retired people in poor housing.
Vhile economics are partially responsible for this willingness to ac-
cept poor housing, an additional factor is the lack of acceptable rental
housing at any price, combined with a high level of transient families
employed in construction. There was no disparate relationship betveen
minority status and occupancy of dilapidated housing.

Most of the dilapidated housing in rural areas is either vacant or only
seasonally occupied by recreationalists with little interest or incen-

tive in improving it, particularly in regard to indoor plumbing, which

is usually unavailable.

HOUSING CONDITIONS BY STUDY AREA

Garfield County was divided into three study areas coinciding with
school district boundaries. The axxompanying graph delineates the
geographic location of each and includes a tabulation of condition
by duelling type for each study area and its included communities.

RE-1 and 50

The eastern portion of the County, including Glenwood Springs and
Carbecndule, had 89% standard, 6% substandard and 5% dilapidated resi-
dential strutures, which was slightly above the county average. Of

the 90 dilapidated structures, 59 or 63% were located in rural areas.
The unincorporated area of West Glenwood had no dilapidation and only
3% substandard. Total structures evaluated was 1986. Of the 511 resi-
dential units built in the study area between 1960-68, 83% were single-
Tamily, 2% duplexes and 15% multiple-family. The slight edge in apart-
ment construction in this study area over the county performance pro-
bably has some basis in the higher land cost in the eastern portion of
the county, which encourages multiple-family construction.

RE-2

The central portion of the county, including New Castle, Rifle and Silt,
had 82% standard, 11% substandard and 7% dilapidated residential struc-
tures, vhich was slightly below the county average. Of the dilapidated
structures, 60, or 55% were located in rural areas. Total structures
evaluated was 1720. Of the 183 residential units built in the study
area between 1960-68, 93% were single-family, 3% duplexes, and 4% multi-
ple-family.

16 and b9

The vestern portion of the county, including Grand Valley, had 73% stan-
dard, 13% substandard, and 15% dilapidated residential structures, which
uvas well below the county average. Of the dilapidated structures, 38, or
73%, were located in rural areas. Total structures evaluated was 357.
There were nine dwelling units built in the study area betveen 1960-68.

7
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HOUSING STUDY AREAS —GARFIELD COUNTY
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HOUSING CONDITIONS BY STUDY AREA-1969

CONDITION: STANDARD SUBSTANDARD DILAPIDATED
DWELLING TYPE: S/F T/F M/F TOTAL| s/F T/F M/F ToTALl S/F T/F M/F TOTAL
CARBONDALE i2¢ 2 11 137 | 24 o 4 28|13 0o o0 13
GLENWOOD SPRINGS 862 32 48 942 | 45 2 2 49| 19 o I 20
WEST GLENWOOD 148 0 2 150} 2 o o 2|0 o o )
RURALREI®50 525 4 |7 546 | 42 O o 42| 57 o o0 s&7
NEW CASTLE 09 o 6 115|485 o0 o0 45| 24 o 1 25
SILT 92 o 2 94 | 20 o 20/ 15 o o I5
RIFLE 581 19 21 621 | 34 | 3 38|10 0o o0 10
RURAL RE 2 582 3 O 585 | 92 0 o 92|60 O 0 60
GRAND VALLEY 76 | 2 79 | 13 o 13| 13 | ) 14
RURAL 16 & 49 180 O I 18 | 32 o o 32|38 o o 38
TOTAL 3279 61 110 3450 | 349 3 9 3611249 1 2 252




MOBILE HOMES

In 1969, there were approximately 1300 wobile homes located in Garfield
County, about 500 sited within incorporated areas in mobile home parks,
and the remaimder located outside of courts in incorporated and rural

areas and in rural mobile home parks. WAliowing for the fact that 20%

of the licensed mobile homes were actually - used for travel purposes
rather than as permanent dwellings, based on an average of three per-

sons per mobile home, slightly over one-fifth (21%) of Garfield County's
population was living in mobile homes as of 1969. Only 7% of the pop-
ulation vwas similarly housed in 1960. There are several contributing
factors underlying this increased popularity of mobile home living, in-
cluding the desire for moveable quarters by transient families, the

easc of maintenance for retired persons, the lack of speculative home
building and rentals in the county, and the pre-furnished convenience

of a mobile home. Cost relationships between mobile homes and new single-
Tamily dvwellings will be iurther discussed under the "Economics of Single-
Family Housing" later in this report.

As of 1969, five hundred of the 1300 mobile homes in the county were
located in mobile home parks. Thirty-three mobile home parks contain-
ing 200 mobile homes were surveyed in incorporated areas as follows:

Carbondale L Silt - 1
Glenwood Springs - 13 Rifle - 11
New Castle - 2 Grand Valley - 2

Evaluated purely on the basis of physical dimensions, three classifi-
cations of mobile home parks werc cstablished:

Classification ___Individual Spaces in Sq. Ft. _ Parks _Mobile Homes
Superior 3100 sq.ft. and over T 90
Standard 2100-3000 sq.Tt. 15 50
Minimal 2000 sq.ft. and under 11 60

Mobile homes are becoming an increasingly important component of the
county housing inventory. The standard of housing provided in this
manner is generally sound. The siting of mobile homes on the land is
a more obvious problem, one which can be alleviated by regulation of
mobile home park design.
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RESIDENTIAL EXPANSION

YEAR

1960
1961

1962
1963
1964

1965
1966

1967
1968

1960 - 68
GARFIELD COUNTY

SINGLE FAMILY 603
TWO FAMILY AND 96

MULTIPLE FAMILY
MOBILHOME 856
TOTAL NEW UNITS 1555

CONSTRUCTION BY YEAR
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12]
13
12
46
208
416
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HOUSING PROJECTION - 1970-90 - GARFIELD COUNTY

Population Projection

Accoréing to the 1960 census, Garfield County had 12,017 inhebitants.
In 100, it was cstimated that the county populstiocnz vould grow to
7&,’”5 by 1970 and 18,250 by 1905 Councy population was counted at
14,548 by the 1970 census, or 56 persons under hne estimate; an error
of less than .Ut of one per ccnt. Slightly over 2500 wncrsous vere added
tc the county population over the pericd 1596U- 7O. Asplication of the
presious 1J-vears' exwverience to the fuhure Z0-yesr period indicates a
agro~th motertial of 5000 persons. Thus. Irn 1983, the county can expect
a yopulation ~f 17,000 and by 1990, a povulakizn of 19,500 perscas. The
proj:etion ssaumes steady cconomic groubh with a coastant addition of
immioraving preople.

Growih over the period 1960-70 was concentrated in the Glenweod Springs
Covnty Census Division, wliicn gaincd 2093 people. The Mew Castle-Silt
C.C.D. gained by 65; the Rifle C.C.D. losot 77 and Crand Valley C.C.D.
lost 70, The Glerwcod area's gsin was based primarily on eiminsion of
coal miuving and associatod activities, the incrozce in recreation~ori-
ented netivinies, both in Garficld and Ziikin Counties, add the coxpand-
ing role of Glemioed Springs as a retail and serviee center. Future
growth may v2 mcrce cveniy distributed with the initiation of an oil-
shale industry on a modest scale in the western end of the county and
inercased benelins Tron tourism as Interstate Highwey 70 is completed,
thus attracting more potential recreation dollars to the areas pro-
viding services along this route.

Hovsing Regquirements Based On Population CGrowth
Th= average household size declined in Garfield County from 3. 06 in
198G o .66 in 1970. Within the Glenwood C.C.D., however, the 1970
hougehold averaged 2.90 persons, a figure assumed as morc character-
istic of housing constructed as a result of population growth. Based
on the population projection above, this would recsult in a need for
172k additional housing wnits over the period 1970-90, or 862 per 10-
year period.

Hoveinp Reonirements Based on Replaceorent aa, Remcdeling of Fxisting

PO S

u‘. TL.uL“k. 5
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The chart on Residential Expansion - 1960-68 - Garfield County, indi-
cates that 1555 ncew dwelling units, including mobile homes, were added
during that period. Projection of that rate to 1970 would indicate a
growth of 1700 ncw re51dent1al units. Since absolute population growth
would only account for about 930 of these new housing units; the remain-
ing 770 reprcsent replacement of abandonded or demolished housing and
extensive remodeling of an existing structure vhich was counted as a
new residential structure. Based on the presence of 683 substandard
and dilapidated residential units in the county as of 1969, there is

an apparcnt nced for the present rate of replacement and rcemodeling to
continue.



Total Housing Requircments - 1970-90

Housing Required to Accommodate Population Growth = 1724 units
Housing to Replace Substandard and Dilpaidated Units = 1400 units

Total Additional Heusing in Garfield County = 312k units

HOUSING DETERMINANTS

Housing Constructed in Gariield County 1950-68

Period Single-Fam. Two-Fam. Multi-Fam. Mobile Home Total

1950-59 694 - 68% 3h - 3% 96 - 9% 200% ~ 20% 1024 - 100%
1960-68 603 - 39% 14 - 1% 82 - 5% 856 - 55% 1555 - 100%
*estimated

Recent Single Family Dwelling Cons tluc+1on

raverme s

Analysis of 233 single-family dwellings built in the unincorporated por-
tions of the Glenwood Springs C,C.D, - a leading county growth arca -
indicates that thce average size of such dwelliinzs uas 1280 square feet.
There was nd spparcnt trend in dwelling sizc Ly yoar; the Average arca
was 12U5 sq.7t. in 19¢0, recached a high of 140 s3.Tt. in 1903, a low

of 1140 in 1965, and ended at 1430 in 1968. Cne corrclation did appear,
that betveea nuwater of dwellings built in a particular yecar and average
size of ducilings for that year; the more dwellings constructed, the
smaller the average sizc.

Average current market value of the single~family dwellings analyzed
is $2l,000 or a gross value of $15.75 per square foot of building, in-
cluding land, improvements and constiuction.

Econcmics of Single-Family Housing

A $24,000 single-family dwelling with a 20% down payment, a 20-year,
9.5% mortrage, taxes and insurance, vequired mornthly payments of $221.00.
A 12" x €O mobilc rome retailiing for $7500, with a 15% down payment

ani a T-ycar, 13.060% loan, park rental, taxes ard insurance, requires a
$175.00 monthly payment, which decrcases anmually after the first ycar,
duec to the relationship between depreciation and taxes.

The average family income in Garficld County for 1969 was estiamted at
$8400. Lending institutions assume that geanerally a family of average
income should ot expeond over 22% of their gross income for housing.
This figure is $154.C0 monthly for the average Garfield County family.
Thus, in recent ycars, only those families with an income Vell above
average have been buying or building new single-family dwellings. Many
others who are in the average or below-average income groups and are
secking new housing are clecting or actuflly required by circumstance
to live in mobile homes.
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Federally Assisted Housing

Currently, three housing projects with assistance from the Federal
Housing Administration are under construction or completed in Gariield
County. The form of assistance varies by project and includes regular
F.H.A.-guaranteed loans on dwellings with a three-percent down payment
on the first $15,000 of the purchase price and 10% on the cost over
$15,000. A low-income program is also being utilized - Title 235 of

the National Housing Act for single-Tamily dwellings and Title 236 for
multiple~-family dwellings - where the F,H.,A. guarantees the construction
loan and subsidizes all but one percent of the interest, providing the
housing is rented to families vhose size in relation to income are in
such imbalance that they have little possibility of securing adequate
housing on the open market. Ten sinzle-family dwellings have been built,
three in Glenwood Springs and 7 in Carbondale; a 12-unit row house pro-
ject has been built in Rifle and a 42-unit apartment complex is under
zonstruction in Glenwood Springs. The 64 housing units financed through
the F.H.,A, in Garfield County in 1970 are equal to 73.5% of an average
vear's residential construction in the county, based on the previous
“O-years' building activity.

Public acceptance of these projects has varied. The detached single-~
family dwellings seem to be the least objectionable although there are
comnentts on the size of the dwellings as being small at 1000 square
feet of floor area each. The Rifle project generated heated objections
from adjaceut property owners on the size and type of units aud the
small lots. ‘The Glenwood Springs multiple-family project is the sub-
Ject of a lawsuit to gain an injunction against comstruction. The
plaintiffs allege errors in the issuance of the building permit and
interpretation of zoning regulations.

Components of New Housing Cost

There are four general areas of cost in constiuction of housing - land,
improvements including utilities, dwelling construction, and financing.
The four components are evalunated below to determine their effect on the
character of Tuture housing in Garrield Cownty.

The cost of raw land, particularly in the Roaring Fork Valley, is in &
speculative boom based on two factors: that "they are making more
people but not more land" in this very desirable area, and that the
tremendous profits being made on land in and around the Aspen resort
complex has a relative impact on land located well beyond the actual
scene of resort construction. This latter circumstance is unfortunate,
as the peorle who work in the resort complex find it difficult to se-
cure adequate housing there and are freguently forced to commute from
o.her areas of the Roaring Fork Valley, only to find that they cannot
escape the resort influence on land costs. Any decline in the resort
construction activity would probably be reflected in a decline in land
cost, but the housing problem would be redered acaiemic due to the de-
cline in employment and housing needs. Assuming that undeveloped land
costs will probably not decline, to provide adequate new housing for
people in the lower income groups, nev concepts in residential design
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must be utilized to reduce the importance of land cost in relation to

the total cost of new housing. Planned development subdivisions, cluster-
ing of residences, row house plans and greater use of duplex and multiple- .
Tamily structures would each contribute to economy in the use of the land.

Improvements include those facilities which are necassary for urban and
suburban housekeeping. Drainage wvays and structures, sewer and water
facilities, energy and communications lines, and street improvements are
all necessary to transform rav or undeveloped land into a suitable en-
vironment of human habitation. The expense of materials and installation
of such improvements is high and will probably increase in the future.
Moreover, as the absolute numbeir of pecple in a given vicinity increases
and the character evolves from rural to suburban, the concern over en-
vironmental quality precludes any significant reduction in the level

of improvements in developing neighborhoods. For example, scattered
ranches in the Four Mile Creek arca presented very few environmental
problems. Two large-lot subdivisions in the same area increased traffic
and began to saturate the eco-system with wells and septic tanks. VWere
the entire area of Four Mile to be similarly developed, the road would
prove inadequate, the creek would take on a suspicious color and odor,
and the affect on the water table's level and content would be measur-
able. Enforcecble subdivision and sanitation relulations and zoning con-
trol are necessary to insure that nevwly developing arcas avoid these
problems. The use of cluster subdivision plans is one partial answer

to the high cost of improvements nccessary for new developments. An-
other approach to improvement cost is to utilize vacant lots and tracts
within areas presently served by utilities and strecets, thereby rcduc-
ing the capital outlay for improvements and strengthening the financial
base of the entity providing the required improvements.

Construction cost of dwellings will also increase as the cost of mater-
ials and labor rises. Custom construction of dwellings will gradually
diminish in direct proportion to such cost increases until only high-
income families and those who can do all or a portion of their own
building will be able to afford such housing. The emergence of a sta-
ble industry producing pre-fabricated dwellings or the pre-fabricated
modular components of dwellings will ultimately lead to its domination
of the low and middle income housing market. This trend is already es-
tablished as noted in the poupularity of mobile homes at the present time.

Financing of a dwelling includes three rclated Tactors - the availability
of mortgage loan money, the return cn such money to the investor, and
the impact of the interest charge on the purchaser or renter of a dwell-
ing. Mortgage money is available in Garfield County, but the rate of
interest, 9%, is sufficiently high as to add significantly to the month-
ly payments on a single-family dwelling to the point where only those
with an income well above average or with an available cquity already
established in a previous residential investment can afford a new single-
family dwelling. In addition, high interest rates, as affected by the
rate of return possible from other investments such as stocks and bonds,
have largely precluded the construction of single- and wultiple-family
rental units. The rent schedule on such units necessary to provide a
competitive return is too high {ox local market acceptance. While it

is anticipated that interest rates on mortgages will decline somewhat,
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it is doubtful that they will reach a level sufficiently low to miti=-
gate the other cost factors pivciiing the resileaiinl narket, The at-
tempt by the Federsl Goverrment to redace or subsidize inlerest pay-
mcnts are wnderstandshle in light of the above. It is the most readily
available comvonent of residential construcvicn coss to subsgidizes The
cost of {inancing a dwelliig is reflected in two cests to the purchacer;
the reauirad dowa pawment end the requived monthly vayment on the out-
starding talcnce. The latter is a function of “he time of repsyment
plus the money requirsd to ccver the rhvn‘f' cn of wrincipal, interest
charges, taoxes and insurance. The averassz $2L,000 single-family dwell=-
ine discusseld previously cctually requires 4n ;nve**maqt of nearly
$53,000 over the pericd of a 20% dowa, Z0-yoar, 9.57 .oan. Reduction
in the reguired deun rnayment or extennion of tha time of repayment
vwould substzantially increace the tohal iavestmant in such a dwelling.

atfccting the housing marlket
sent brend in the cost of new
von of singie-Tamly duclliings

ezis tn the comelucion tiat il the p
ducliings is not :‘*~vhJ, the congiruc
as swpuelinced ovar the preceedirg 20eyear veriod, In Garfieid Couwnty
will continue to leeline in veianion to provicron of housing for the
average inzore fariiy. The reiuirewents of an exrvanding pepulation will
e meu broa contiwving growth Za the maber o wouile howes or girilarly
pre-namiiocturaed deelliags.  The cverall effect will e to substontially
extaio fae nlilizotion period of mich of the ccunty's suwbstanderd and

dilroidoted housing, sone of which can bhe improved and some oFf waich

Conrideration of the vreceeding factors
DS
i

u,-

(:Ly

canot econorieally he rehehiliited,  Oplicnn Fer chansing the present
trend are aveilahliz bBub their implenentaticern os denendent upon revhinli-

ing of tae noweing market by all who e do the prnsitlon of suprlzing
that maiket, incivding landowners. Local govermioent, brilders and finan-
ci e7Ts.  Oversiadovwing all such lozal opvions, is the emergence of direct
crel erbaidanation of housing in the county., Tacking any other modi-
f1c=f icn of presant trezds, the arcant of such subgidication as 1s avail-
acle i1l 2wrobohiy he used and the ccope of availabiiity in terms of the
popvlation gualiiyiveg for such aid will probubly increuse.

Character of Frojectad Housing

B At T I Y SR

any relabive chonre in eorrent economic balance nf

ing wairkei, the prorcriicn of cnsticnebuilt, single-landl J dwell-
ings ir velation to total koiwwing construeiion w;ll continue to decline.
Duplex construction cculd aceccunt forr an increczed shave of t“e market,

2
althonzgh thors 18 1ithie more hon ezoncowic nezd Lo justily such 2n ase
swiphion. Mol 1ﬂlﬂ-;ﬁmi1; ticn suould proporitionaiely incrisse
to sevve bthat segment of *hﬁ it Bl aacised of fenillies Ubo ara rela-
tively wobile, preler convenbionally Liugs o nobile
lhomes, and are villiag o acrept o reducticn in privasy and a rslatively
hisn renial rabe 5o aveld & large down peywent Al ligh-intorect mort-
cage loan. A large poition of the new housing warket will necessarily
be satisfied by the mobile home manufacturers. Pre-manufactured wodular
housing has the potential of competing with the mobile howme, provided
design can be improved and the relatively high cost of site improvements
for a modular dwelling can be reduced.

13



RECOMMENDATIONS

1. Based on the proportionately large amount of older housing in the
County, a more detailed study of occupancy of substandard and dilapi-
dated housing should be made to determine its internal condition and
status of occupancy; whether it is occupied by owners or renters. The
restrictive economics of the new housing market will encourage contin-
ued occupancy of most of these dwellings. If further study reinforces
the initial findings of this survey, that a substantial portion of di=-
lapidated housing is occupied by working age families, and also con=
cludes that they rent rather than own the residence, the county should
adopt a housing code applicable to rental housing. Such a code would
assure decent housing for those who must secure it in the rental market.

2. Certain steps can be taken by local persons involved in the housing
market to counteract the trend of continuously rising cost of land de-
velopment and construction.

The listed sale price on strategically located parcels of undeveloped
land should be re-evaluated by owners in view of its actual value, if
it is not absorbed into the real estate market.

New residential developments should be planned to make optimum use of
the land. Design of subdivisions incorporating clustered dvellings,
rov houses ard multiple-family units would result in savings on the
per-dwelling cost of land and improvements. Suhdivision regulations
should be flexible enough to perwit such deciun cphions while continu-
ing sufficient improvement requirements to preclude the creation of new
environmental problems.

Zoning regulations should recognize the need for and encourage proper
development of subdivisions and parks for mobile homes as this type of
housing will probably continue to serve a significant portion of our
population.

Design and appearance of pre-manufactured housing should be improved
to where it can gain public acceptance in established as well as de-
veloping neighborhocods.

3. As an alternative to direct Federal subsidy devoted to housing
specific segments of the population such as low-income families or the
elderly, a broad Federal program should be implemented to encourage
private investment in the entire housing market. The program should
be in the form of an indirect subsidy through income tax or similar in-
centives to private investors. Such a program should be designed to
influence the terms and conditions of mortgage loans made thereunder
to render them attractive and available to a large proportion of the
population. Loans should be made only on permanently occupied dwell-
ings and the program should concern itself more with the financing

of housing than with 1ts location or design. These latter considera-
tions shoudl be the responsibility of the individual investor reacting
to local market conditions.
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