
CITY OF GRAND JUNCTION, COLORADO
RESOLUTION NO. 74-24

A RESOLUTION ADOPTING THE 2024 UPDATED HOUSING STRATEGY

RECITALS.

In 2019, Root Policy Research completed the Grand Valley Housing Needs
Assessment. In 2021, they collaborated with the City of Grand Junction staff and local
stakeholders to draft the City's first Housing Strategy. This strategy originally included
12 strategies, with a 13th added in 2023. Ten of these strategies were prioritized for
action within two years. Given the City's progress, the availability of new state and
federal resources, and changing market conditions, the City re-engaged Root Policy to
refresh housing data and provide a comprehensive update to the housing strategy.

During the June 17, 2024, City Council Workshop, Staff and Root Policy provided an
update on local housing market changes and data, sought the City Council's feedback
on evaluating progress on current housing strategies, assessed accomplishments and
outcomes, and explored opportunities to refine existing strategies or introduce new
ones, including potential funding resources. The City Council discussed these efforts in
detail. In July 2024, as part of the ongoing review of the housing strategy, Root Policy
surveyed local housing stakeholders, including non-profit service providers, market-rate
and affordable housing developers, and real estate professionals. Nearly 100
stakeholders responded. Insights from these surveys were used to develop preliminary
recommendations for refining the housing strategy.

On September 3, 2024, Root Policy and City staff hosted a public meeting to present a
broad overview of these preliminary recommendations. Approximately 23 individuals
attended, asking questions related to housing initiatives and providing feedback on the
preliminary strategies. Another meeting was held on September 4, 2024, with
approximately 30 housing and development stakeholders to gather further input.
Feedback was incorporated into the document.

On September 16, 2024, Root Policy presented an overview of housing data, and
presented recommendations for refining the City's Housing Strategy, and gathered the
Council's feedback and strategy recommendations to incorporate into the final
document. The 2024 Updated Housing Strategy provides an integrated approach to
generate resources for affordable housing development, preservation and services,
support development of new affordable and attainable housing units, preserve existing
units, and increase access to resident services through partnerships, funding, and
program development.

NOW, THEREFORE, BE IT RESOLVED THAT:
In consideration of the foregoing Recitals, the attached 2024 Updated Housing Strategy
is hereby adopted and approved as generally and specifically provided therein all in
accordance with and for the purposes stated in the Resolution.



Dated the 16th d^y^Osi-^ber 2024.

.^^-^
AbramTi^rmaft-
President of the City Council
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City Clerk
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IŝO

J 4°
i7

i ~
0

T
3 <U

,11
^p

 s
-^

 Q
}

^
 £

,
I t?of
4

-
>

 4
-
'

c
 f°

0
 ^

U
 <7\
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^

 ?
0
} (U

.^
t >

'c
 <

u

5i.i~
i

.4
=

) c
:

•
o
 Q

"
0
 'p

ro ^
c
 ^

0u.Q

3
 C

•
o =

>
1/1

(L»

"
Q

. f-
(/1

w(/1<u
TO

 ^ §
c w

c0
 lA

c0v\Q
-
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ŷic

w
 -^

Q
J
. '^

-M
 Q

-
fD

 0

E ?P
II8^^ ^
^

 ^
u

 <
u

0
 ^

-
4=i <U
t/1

Q
3 §

><°
-

£
 a

:
I ^P

 4
-^

0
 ^

Q
 .^

4
=

1
 U

<
" ~

p
 ^

u
 a

j ^
a

-
 -

iI.

0)

t/1cfD'C
 3

TO
 J3

a
i +

3 (/1^
 ^

 -^
t/1a
-

0<u
4

=
' c

 >
c
 Q

 a
)

S
 u

 -5
J
=

 "9
 S

-w
) c

 ^
D

 r
o
 a

j
p

 ^
 ^

^
- >

\
 ~

c
.

-c
 p

 (D
'o

 E

§
"

TO

^

0)
&

0
c•
w

 ^

II
<ut: u
?o <u
w

•u<uucTO"3.Q<
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Appendix A

Grand Valley

KEY HOUSING METRICS
DATA UP DATE 2024

PREPARED FOR: UPDATED

City of Grand Junction 7/1 5/2024

This memo provides a data refresh on key housing metrics in Mesa County and the City of
Grand junction. The update focuses on specific data points that were induded in the 2021
Grand Valley Housing Needs Assessment and were instrumental in guiding policy
recommendations in Grand Junction. This 2024 data refresh is in sen/ice of a Housing
Strategy Update that is currently underway.



Grand Valley Housing Market Data Update

Key Findings
• Mesa County experienced continued population growth in 2022, 2023, and 2024

according to estimates and projections from the Colorado State Demographer.
Between 2021 and 2022, poverty remained stable in Grand Junction at 13% and
decreased in Mesa County overall from 12% to 11%.

• At the median, renter income kept pace with rising rental costs between 2021 and
2022; however, rental affordability challenges persist

> Between 2020 and 2022, the rental market saw losses of units priced below
$800 per month and increases in units priced above $1,500 per month.

> In 2024, the median market-rate rent in Grandjunction is $1,500—well
above the median rent affordable to the median renter household ($1,007
in 2022—the most recent year for which data are available).

> Further, rental vacancy rates remain extremely low (3.1 %).

> Renter cost burden, which occurs when households pay more than 30% of
their gross monthly income in housing costs, decreased from 47% in 2021 to
44% in 2022, but still indicates about 4,500 renter households are paying
more than 30% of their income on rent.

> Countywide there are 2,973 househoids (5,999 individuals) on the waitlist to
receive a housing voucher; 94% have incomes below 50% AMI.

• A rental gaps analysis shows a rental affordability gap of 1,211 units priced below $625
(affordable to households earning less than $25,000). This is down from the 2019 gap
of 2,168 units—primarily due to rising renter incomes—but needs persist, especially
among lower income renters.

• Home prices are stabilizing after sharp increases into 2022; however, affordability (or
purchasing power) is dropping due to relatively high interest rates. Forty-two percent
of homes sold in 2021 were affordable to households earning 0-80% AMI; this
decreased to 14% in 2022, 11% In 2023, and 9% in 2024 YTD.

• Cash purchases—signaling investor presence—are increasingly common at entry-level
price-points, particularly among products affordable to 50% AMI households but also
among products affordable to 80% AMI.

• A for-sale gaps analysis shows a growing purchase affordability gap and an acute
affordability mismatch impacting households earning up to $75,000 per year, or 120%
AMI (up from $80% AMI in 2019).

ROOT POLICY RESEARCH GRAND VALLEY HOUSING DATA UPDATE, PAGE 1



Population, Income, and Poverty
Population* Figure 1 presents estimates of Mesa County's population in 2000-2022 and
population projections for 2023-2050. Mesa County was home to 1 58,534 residents in
2022 and projections estimate 161,143 residents in 2024. The county's population is
expected to rise to 21 4,206 residents by 2050, largely due to positive net migration.

Figure 1.
Mesa County Total Population and Projections, 2000-2050

Estimate Projection

200,000

150,000

100,000

50.000

<M N (M N NNN N fM (M
s 0 fMS 3N N

U? 003 3
(M N

Source: DOLA.

Income. Figure 2 below presents changes in median household income overall and for
owner and renter households between 2010 and 2022. In 2022, renter households had a
median incomeof $42,311—just over half of the median owner household income of
$81,626. Renter incomes grew at faster rates than owner incomes since 2010 and 2021.
Note that data are 5-year averages, so estimated median incomes for 2021 and 2022 may
be falsely inflated by COVID-19 stimulus funding.

Figure 2.
Median Household
Income by Tenure,
Grand Junction,
2010-2022

Source:

2010.2019,2021 , 2022 5-year
ACS.

•Median HH Income • Median Owner HH Income

•Median Renter HH Income
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$76,008

$29,446
i.33,485
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$81.626,+31%since 2010;
+16% since 2019

$62,993, -'-30% since 2010;
+18% since 2019

$42,311,+44% since 2010;
+23% since 2019

2010 2019 2021 2022
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According to data from the Bureau of Labor Statistics, average annual wages in Mesa
County rose at about the same rate as incomes overall: up 16% since 2019. However, wage
increases were not experienced equally across industries.

Figure 3.
Average Annual
Wages by Industry,
Mesa County 2019
and 2022

Source:

Bureau of Labor Statistics and Root
Poficy Research.

All Industries

Agriculture, Forestry, Fishing, Hunting

Mining, Oil, and Gas

Construction

Manufacturing

Wholesale Trade

Retail Trade

Transportation and Warehousing

Utilities

Information

Finance and Insurance

Real Estate

Professional, Technology, and Science

Management

Admin Support and Waste Managemer

Educational Services

Health Care and Social Assistance

Accommodation and Food Services

Arts, Entertainment, and Recreation

Other Services

Public Administration

2019
$45.849

$38.931

$93,816

$54,363

$46,113

$60,681

$32,447

$51,606

$91,048

$49,258

$70,066

$41,753

$57,396

$94,874

$37,992

$20,369

$49,062

$20.675

$16,904

$33,291

$62,297

2022
$53.406

$38.456

$101,133

$61,080

$50,552

$67,090

$44,887

$57,229

$96,345

$65,152

$79,541

$48.643

$69.553

$89,237

$48,059

$26,323

$59,040

$25,366

$21,390

$39,686

$70,820

% Change

16%
-1%

8%
12%
10%
11%
38%
11%
6%

32%
14%
17%
21%
-6%

26%
29%
20%
23%
27%
19%
14%

Poverty. Poverty rates for 2010, 2019, 2021. and 2022 are presented in Figure 4. In the
City of Grand Junction, poverty rates were stable at 13%. In Mesa County overall and In all
other jurisdictions, poverty decreased slightly since 2021. Note that data are 5-year
averages, so estimated poverty rates for 2021 and 2022 partially reflect years impacted by
temporary COVID-19 relief funding. In absence of this funding, poverty is likely higher than
these estimates convey.
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Figure 4.
Individual Poverty
Rate, Mesa County
and by Jurisdiction,
2010-2022

Source:

2010, 2019, 2021 , 2022 5-year ACS.
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?6%
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Individual poverty rates by race and ethnicity, living arrangements, educational attainment,
disability status, and work status are presented in Figure 5. Poverty rates are especially
high (18% or higher) for Hispanic residents, residents living in single mother households or
nonfamily arrangements, residents who have not completed high school, residents with
disabilities, and residents who did not work in the previous 12 months.
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Figure 5.
Individual Poverty Rates by Selected Characteristics, Mesa County, 2022

By Race and Ethnicity:
Non-Hispanic White

Hispanic
10%

19%

By Living Arrangements;
In man'ied-couple family households

In single mother households
In other living arrangements

26%
24%

By Educational Attainment:
Less than high school graduate

High school graduate
Some college or associate's degree

Bachelor's degree or higher

18%

5%

By Disability Status:
With any disability

No disability
18%

10%

By Work Status in the Past Year:
Worked full-time, year-round

Worked less than full-time, year-round

Did not work

2%
16%

28%

Note: Additional racial and ethnic groups are not presented due to large margins of error. Educational attainment is calculated for
population 25 years or older. Work status is calculated for population 16 to 64 years old.

Source: 2022 5-year ACS.
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Housing Inventory
Housing units. Figure 6 shows total housing units in Mesa County and by jurisdiction.
There were 63,098 housing units in Mesa County in 2022, the greatest share of which are
located in Grand Junction.

Figure 6.
Total Housing Units,
Mesa County, 2010-
2022

Source:

2010, 2015.2021,and 2022 5-year
ACS.

70,000

60,000

50,000

40,000

30,000

20,000

10,000

0

Grand Junction

Palisade

57,123 59,215

Clifton '

Balance of County

61,977

Fruita

63,098

2010 2015 2021 2022

Distributions of housing units by unit type are presented in Figure 7. About two-thirds
(64%) of housing units in Grand Junction are single family detached. Owner households
occupy single family detached units at a much greater rate (86%) than renter households
(27%). Renter households are more likely than owner households to occupy mobile homes
or attached units including townhomes, du-/tn-/four-plexes, and multifamily buildings (i.e.,
apartments or condominiums).

Figure 7.
Units by Type Overall and by Tenure, Grand Junction, 2022

Single family detached

Apartments orCondos (5-49 units)

Mobile Homes

Townhomes, Du-/Tri-/Four-plexes

Apartments or Condos (50+ units)

Total Units

Owner Occupied

Renter Occupied

Source: 2022 5-year ACS.

14% 12% 4% 6%
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Figures presents units in Grand Junction by number of bedrooms and by tenure. Renter
occupied units are more likely to have two or fewer bedrooms, while owner occupied units
are more likely to have three or more bedrooms.

Figure 8.
Housing Inventory
by Bedrooms by
Tenure, Grand
3unction, 2022

Source:

2022 5-year ACS.

Total Units

No bedroom

1 bedroom

2 bedrooms

3 bedrooms

4 bedrooms

5 or more bedrooms

17,683

23

223

2,767

10,132

3,678

860

100%

0%

1%

16%

57%

21%

5%

10,410

663

2,327

4.224

2,481

561

154

100%

6%

22%

41%

24%

5%

1%

Tenure. Figure 9 shows changes in homeownership rates in Mesa County and Grand
Junction since 2010 and since data were last updated in 2021. Since 2021, homeownership
has increased by one percentage point in Grand Junction and by two percentage points in
Mesa County.

Figure 9*
Homeownership
Rates, Mesa County
and Grand Junction,
2010-2022

Source:

2010, 2015, 2021, and 20225-year
ACS.

•Mesa County •Grand Junction

80%

jm'o

6096

50%

40%

30%

20%

10%

0%
2010 2015 2021 2022
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Rental Market Trends

Vacancy. As shown in Figure 10, multifamily rental vacancy rates remain very low in
Grand Junction, signaling an extremely tight rental market. Generally, a vacancy rate
around 5%-7% is considered a healthy market.

Figure 10.
Quarterly
Multifamily Rental
Vacancy Rate,
Grand Junction,
2015-2024 YTD

Note: Data reflect multifamily
rentals only. 2024 data are current
through June 2024.

Source: CoStar.
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Market rents. Median market-rate rent in Grand Junction is currently about $1,5001—
well above the monthly rent affordable to the median renter ($1,007 in 2022—the most
recent year for which data are available).

Figure 11 shows the typical market-rate rent compared to affordable rent for the median
renter. ACS data are included for reference and discussed in more detail below.

Figure 11.
Typical Market"
Rate Rent,
Grand Junction,
2015-2023

Source:

Zillow Observed Rental
Index, 2022 5-year ACS, and
Root Policy Research.

$1,800

$1,600

$1,400

$1.200

$1,000

^
^^^^\w^''>'

$600
$400

$200

•^ ^ ^
^ fS>> ^ ^ ^ ^> ^>v ^ ^ ^ ^ ^ ^

•Market-Rate Rent

5-Yr ACS Median
Rent

•Affordable Rent for
the Median Renter

1 The Zillow Observed Rental Index (ZORi) offers a measureof rents that is most representative of what a household
would encounter in shopping for a market-rate unit today. The index represents the average monthly price of the
middle 30% of market-rate units by price and includes both mukifamily and single family rental options.
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ACS Rents. While the market-rate rental data above reflect the most representative
measure of what a household would encounter in shopping for a market-rate unit today,
American Community Survey (ACS) data offer more detail on the distribution of rental
prices as we!l as an opportunity to compare rental trends across jurisdictions. Note that
ACS data are based on residents'reportingwhatthey pay for monthly rental costs In
Census surveys—this results in data that lag market data and that typically show lower
median rents than market sources.2

ACS median rents by jurisdiction are shown in Figure 12. As of 2022, Fruita had the highest
median rent in the county and experienced the largest increase in rents from 2010.

Figure 12.
Median Gross Rent,
Mesa County and by
Jurisdiction, 2010,
2015,2020, and
2022.

Source:

2010, 2015,2020, 2022 5-yearACS.

Mesa County

Clifton

Fruita

Grand Junction

Palisade

2010

$810

$741

$867

$770

$692

2015

$837

$698

$1,046

$844

$768

2020

$963

$969

$1,204

$895

$814

2022

$1,089

$1,031

$1,338

$1,007

$990

Percent

Change
2010-2022

+34%

+39%

+54%

+31%

+43%

Growth in Grand Junction's median rent between 2020 and 2022 is driven by losses in units
priced below $800 per month and gains in units priced above $1,500, as shown in Figure 13.

ACS data reflect residents' reporting of what they pay for monthly rental costs in Census surveys. Residents who
receive subsidies such as Housing Choice Vouchers report what they pay after the subsidy is applied, not the market
rent of the unit. Further, renter households who have occupied their units fora longtime often pay less than market
rate for their units. Relative to the distribution of rental units currently available for rent at market rate, the distribution
of rental units in ACS data may overstate the number of units affordable to low income households. Estimates of ACS
median rent are likely lower than the median rent a household would encounter in shopping for a market-rate unit.
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Figure 13.
Rent Distribution, Grand Junction, 2010, 2015, 2020, and 2022.

2010 2015 B 2020 B 2022

25%

20%

15%

10%

s%

0% lilljlj-
Less than $500-$649 $650.5799 $800 . $999 $1.000. $1,250. $1,500. $2,000+
$500 $1.249 $1.499 $1,999

Source: 2010,2015, 2020, 2022 5-yearACS.

Short-term rentals. Short-term rentals, or STRs, can play a unique role within
housing markets because they can provide economic benefits (to homeowners through
rental revenue and the City through sales tax/tourism revenue) but may disrupt the long-
term rental market if they account for a substantial portion of the total housing stock (this
is most common in tourist-driven economies such as mountain resort communities in
Colorado).

According to data from the City, there are 289 homes listed as short-term rentals in Grand
Junction. There are 132 total permits within the downtown area, defined as south of North
Avenue, west of North 17th Street, north of Interstate 70 Business, and east of Highway 50.
Within the downtown area there are 105STRson residentially zoned lots, consuming
approximately 8.6% (105 of 1,218) of housing units downtown. Active STR listings in Grand
Junction account for approximately 1% of the total housing stock in the city. This compares
to 44% of the housing stock in Colorado's mountain resort counties—Eagle, Grand, Pitkin,
Routt, and Summit.3

3https://news.aJrbnb.com/wp-content/upioads/sites/4/2022/06/STR-Colorado-lmpact-Study^Final_05.25,2022,pdf

ROOT POLIO' RESEARCH GRAND VALLEY HOUSING DATA UPDATE, PAGE 10



For-Sale Market Trends
Home values. Figure 14 presents the market price of a typical home in Grand Junction
alongside the maximum affordable home price for households earning 80%, 100%, and
120% AMI. Home price growth accelerated through the late-2010s and early 2020s,
stabilizing in 2022-2024 as interest rate growth caused affordability to fall.

Typical-priced homes have been unaffordable to households earning 80% AMI since 2018.
Typical-priced homes became unaffordable for households earning 100% AMI and 120%
AMI in 2022.

Figure 14.
Typical Home Price and Affordability by AMI Level, 2000-2024 YTD

•Grand Junction Typical Home Price

Affordabilttyat100%AMI

•Area Median Income

Affordabtlityat80%AMI

.Affordabilityat120%AMI

$450,000

$400,000

$350,000

$300,000

$250,000

$200,000

$150,000

$100,000

$50,000

$0
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Note: 2024 YTD data include 1 /2024-4/2024. Calculations use 4-person AMI limits.

Source: Ziilow Home Value Index, HUD AMI Limits, and Root Policy Research.

Changes in purchase affordability—the dotted lines in Figure 14—are due to changes in
incomes and changes in interest rates. Figure 15 shows average interest rates for
mortgages from January 2000 to July 2024. Following pandemic-related interest rate hikes,
average mortgage rates are higher than they have been since the early 2000s—currently,
around 6.85%.
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Figure 15.
30-Year Fixed Rate
Mortgage Average,
United States,
3anuary 2000-3uly
2024

Source:

Freddie Mac and FRED by the
Federal Reserve of St. Louis.
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The first row of the table in Figure 16 presents the maximum purchase price for
households earning $86,400, Grand Junction's 2024 AM I, at different interest rates. The
second row compares the maximum affordable price at the given interest rate to the
maximum price at 3.0%, the prevailing rate in late 2020 and 2021. Solely as a result of rising
interest rates, purchase affordability has decreased by between 33.3% and 36.6% since
2020/2021.

Figure 16.
Effect of Interest Rates on Home Purchase Affordability

Interest Rate

Maximum

Affordable
Price

Change in
affordability
vs. 3.0% rate

2.0%

$482K

+13.9%

2.5%

$4511

+6.6CH

3.0%

$423 K

0,0%

3.5%

$397K

-6.1%

4.0%

$373K

-11.8%

4.5%

$3 52 K

-16.8%

5.0%

$332K

-21.5%

5.5%

$314K

-25.8%

6.0%

$297t

-29.89

•*•

6.5%

$282K

-33.3%

7.0%

$268K

-36.6%

7.5%

$255K

-39.7%

8.0%

$243K

-42.6%

Change 2020/2021 to present

Note: Purchase affordability estimates assume households spend no more than 30% of income—in this case, Grand Junction's 2024
AMI of $86,400—on housing. Calculations assume a 30-year fixed rate mortgage with 10% down and 25% of monthly housing
costs to non-mortgage expenses such as property taxes, utilities, and HOA fees.

Source: HUD AM) limits and Root Policy Research.
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Home sales. Figure 17 shows the number of homes sold in Mesa County each year,
2019-2024 YTD, in total and by jurisdiction according to MLS data from Bray Real Estate.
Over 70% of homes sold in the county each year were located in Grand Junction.

Figure 17.
Number Homes Sold, Mesa County and by Jurisdiction, 2019-2024 YTD

Grand

2019

2020

2021

2022

2023

2024 YTD

County

4,109

4.256

639

3.265

2,886

949

Junction

2,934

2,973

458

2,302

2,112

679

Clifton

285

274

44

257

199

92

Fruita

433

465

61

397

353

101

Palisade

91

91

14

122

81

23

Other

366

453

62

187

141

54

Note: 2024 VTD data include sales from 1/24-5/24.

Source: MLS data (Bray Real Estate) and Root Policy Research.

Characteristics of sold homes. Detached units accounted for 87-89% of homes sold
each year, whiie 11-13% of homes sold each year were attached. Studios and one-bedroom
units accounted for around 1 % of sales each year while two-bedroom units accounted for
12"14%of sales each year. The greatest shares of homes sold had three bedrooms (57-59%
of sales each year) and four bedrooms (22-24% of sales each year). Between 3% and 6% of
homes sold each year had five or more bedrooms.

Seventy percent or more of homes sold each year were built in 1980 or later, with between
41 % and 48% of homes sold each year being built since 2000, Eight percent or less of
homes sold each year were built before 1950.

Sa/e prices. Figure 18 shows median sale prices for all homes, attached homes, and
detached homes in Mesa County each year, 2019-2024 YTD. The median home sales price
in Mesa County increased by 53% from $256,450 in 2019 to $391,500 in 2024 YTD. In 2024
YTD, the median sale price for detached homes in Mesa County is $410,000—significantly
higher than that for attached homes ($289,900).
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Figure 18.
Median Sale Price by Type, Mesa County, 2019-2024 YTD

—•—Ail Homes —$~Attached Homes -^—Detached Homes

$399.900 ^02,900 $41 0.000 ,+54% since 2019

$265,500

$298,000

.000 S390,000 $391,500 ,+53%since 2019

i.299,000 $289,900 ,+51%since 2019

$232,700
$209,849

2019 2020 2021 2022

Note: 2024 YTD data include sales from 1/24-5/24.

Source: MLS data (Bray Real Estate) and Root Policy Research.

2023 2024 YTD

Median sale prices per square foot for all homes, attached homes, and detached homes
are presented below. In 2024, the median price per square foot in Mesa County is $259, up
57% from $164 in 2019.

Figure 19.
Median Sale Price by
Square Foot for Attached
and Detached Homes,
Mesa County, 2019-2024
YTD

Note:

2024 YTD data include sales from 1,24-5/24.

Source:

MLS data (Bray Real Estate) and Root Policy
Research.

•All Homes —•—Attached Homes —•— Detached Homes

$247 $250
$261

$166

S173

2019 2020 2021 2022 2023 2024 YTD
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Price distribution. Figure 20 shows the percent of home sales in specified affordability
ranges each year, 2019-2024 YTD. Home purchase affordability has decreased since 2019,
with the greatest decreases in affordability beginning with interest rate hikes in 2022.

Forty-two percent of homes sold in 2021 were affordable to households earning 0-80%
AMI; this decreased to 14% in 2022,11% in 2023, and 9% in 2024 \TD. Twenty-two percent
of homes sold in 2021 were affordable to households earning 120% AMI or more; this rose
to 54% in 2022, 62% in 2023, and 69% in 2024 YTD.

Figure 20.
Home Sales Distribution by Affordability Level, Mesa County, 2019-2024 YTD

2019 2020 2021 i [ 2022 • 2023 • 2024YTD
70%

60%

50%

40%

30%

20%

10%

0%
0-30% AM!

$0-$81.586

31-50% AM I

$81,587-
$135.977

h
51-80% AM I

$135,978-
$217,562

A
81-100% AMI

$217,563-
$271,953

h
101-120% AMI

$271.954.
$326,344

I
120%AMI-^

$326,345+

Note: Affordable price ranges are current as of 2024 but differ by year with changes In AMI and interest rates. 2024 YTD
data include sales from 1/24-5/24. Data use 4-person HUD AMI limits,

Source; MLS data (Bray Real Estate), MUD AMI limits, and Root Policy Research.

Figure 21 shows the distribution of financing types employed in home sales overall and by
affordability range in Mesa County. Investor presence in Mesa County's home sales market,
as indicated by the prevalence of cash purchases, has grown overall since 2019. Thirty
percent of homes sold in Mesa County in 2023 and 2024 YTD were purchased with cash.

In particular, cash purchases are increasingly common in the 0-50% AMI and 51-80% AMI
affordability levels. This indicates that cash buyers are crowding out traditionally financed
households at increasingly higher price points.
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Figure 21.
Distribution Financing Type by Affordability Level, Mesa County, 2019-2024 YTD

B Cash B Conventional B FHA B Other

All Sales 2019
2020
2021
2022
2023

2024 YTD

0.50%AMI 2019
UP to 2020
$135,977in ^
2024 2023

2024 \TD

51.80%AMI 2019
$135,978- 2020
$217,562in 2021
2024 2022

2023
2024 YTD

81-100%AMI 2019
$217,563- 2020
$271,953in ^
2024 2023

2024 \TD

101.120% AMI 2019
$271.954- 2020
$326,344 in ^
2024 ^23

2024 YTD

120%+AMI 2019
$326,345 + in 2020
2024 2021

2022
2023

2024 YTD

Note: Affordable price ranges are current as of 2024 but differ by year with changes in AMI and interest rates. 2024 YTD
data include sales from 1/24.5/24. Data use 4-person HUD AMI limits.

Source: MLS data (Bray Real Estate), HUD AMI limits, and Root Policy Research.
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Affordability
Cost burden. Figures 22 and 23 present cost burden and severe cost burden for
owners and renters. Households are considered to be cost burdened when they pay 30%
or more of their gross income in housing costs. Households are severely cost burdened
whenthey pay 50% or more of their gross income in housing costs. In 2022, 44% of Grand
Junction's renter households are cost burdened, down from 47% in 2021. Owner cost
burden increased in Grand Junction, from 21% in 2021 to 23% in 2022.

Figure 22.
Renter Cost Burden, Mesa
County and by
Jurisdiction, 2022

44%

Cost Burden

45%

Severe Cost Burden
48%

41% 44%

Source:

2022 S-year ACS.

Figure 23*
Owner Cost
County and
Jurisdiction

Source:

2022 5-year ACS.

Burden, Mesa
by
,2022

Mesa
County

25%

Clifton Fruita

B Cost Burden B

34%

25%

Grand Pallsade
Junction

Severe Cost Burden

23%

Mesa
County

Clifton Fruita Grand
Junction

Palisade

Housing and transportation costs. Figure 24 broadens the affordability analysis
by contextualizing housing costs with transportation and other costs in Grand Junction in
2019, 2021, and 2022. On average, Grand Junction households currently spend 25% of their
income on housing costs and 22% of their income on transportation costs, with the
remaining 53% of income going to other necessities, debt, savings, and disposable income.
At the 2022 median household income of $62.993, this translates to spending $1,312 on
housing. $1,155 on transportation. and $2,782 on other expenses and savings each month.
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Figure 24.
Typical Grand
Junction Household
Monthly Budget, 2019,
2021, and 2022

Note:

Figures for 2021 and 2022 apply 2020
housing/transportation/other
expenses shares to 2021 and 2022
median household Incomes.

Source:

2019, 2021, and 2022 5-yearACS
estimates (Median Household Income),
Center for Neighborhood Technology
Housing and Transportation Index
2019 and 2020 Releases, and Root
Policy Research.

2019, Median Household Income: $52,504

Other
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Income, $2,056,/l|gj

47% | \

Housing, $1,225,
28%

Transportation,
$1,094,25%

2021, Median Household Income: $58,892

^
Other

Necessities,
Debt, Savings,

and Disposable
Income, $2,601,

53%
Transportation,

$1.080,22%

2022, Median Household Income: $62,993

Other
Necessities,

Debt, Savings,
and Disposable
Income, $2,782,

53%

Transportation,
$1,155,22%

Affordable housing inventory. Mesa County's designated affordable housing
stock is summarized in Figure 25. In this analysis, "designated affordable" includes income-
restricted units administered by Grand Junction Housing Authority (GJHA), nonprofit
organizations including Housing Resources of Western Colorado, Volunteers of America,
Rocky Mountain Communities, and Catholic Outreach, and private real estate development
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companies. Rents in these units may be subsidized by Low Income Housing Tax Credits
(LIHTC), project-based vouchers, HUD funds, or other funding sources.

Altogether, there are 1,838 designated affordable units in Mesa County, most of which are
deeply subsidized units wherein tenants pay 30% of their income in rent. The vast majority
of affordable units in Mesa County (82%) have one or two bedrooms; 17% have three
bedrooms; and 1% have four bedrooms. Larger families likely struggle to find affordable
units large enough to accommodate them.

Figure 25.
Designated Affordable Units by Type and Bedrooms, Mesa County, 2024

Deeply Subsidized Units
Tenants pay 30% of their income for
rent

Tax Credit Units
Tenants pay a fixed rent based on a

percentage of AM! from 30% to 60%

Other Affordable Units
Generally below market rent

Total Affordable Units

Total
Units

1,162

607

69

1,838

%1 BR

50%

40%

19%

45%

%2BR

35%

36%

58%

36%

%3BR

14%

24%

10%

17%

%4BR

1%

0%

0%

1%

% Other

0%

0%

13%

1%

Note: By the end of 2024, 40 additional affordable units will be available in the Mother Theresa development. GJHA's The Current
will offer 54 additional units in (ate 2025 or early 2026.

Source: CityofGrandJunction.

In addition to the affordable units outlined above, housing vouchers or other direct
landlord subsidies offer additional paths to affordability: Mesa County currently has 1,467
housing vouchers or other direct landlord subsidies in place. It should be noted that
vouchers and units are not necessarily additive as vouchers can be used in subsidized units
to create deeper affordability for extremely low-lncome households.

According to GJ HA, there are currently 2,973 households (5,999 individuals) on thewaitlist
to receive a housing voucher—clearly demonstrating that need for affordable housing far
exceeds the available supports. Of the households on the waitlist, 39% are households with
children, 71 % are female headed households, and 37% have a household member with
some type of disability.

Affordability gaps analysis. To examine how the city's housing market is meeting
the affordability needs of current residents, a gaps analysis was performed. The gaps
analysis compares the supply of housing at various price points to the number of
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households who can afford such housing, (f there are more housing units than households,
the market is "oversupplying" housing at that price point. Conversely, if there are too few
units, the market is "undersupplying" housing at that price point.

Rental affordability gaps. Figures 26 and 27 show rental gaps for Grand Junction in
2019 and 2022.

As of 2022, there is an affordabilitygap of 1,211 units affordable to households earning
less than $25,000—units priced below $625—in 2022.

• 2,230 renter households have incomes below $20,000 and can afford to pay $500 in
rent each month; however, there a re only 1,337 rental units priced below $500,
resulting in a gap of 893 units affordable to these households.

• Another 767 renter households have incomes between $20,000 and $25,000 and
require units priced at or below $625, but only 449 units were priced within their
affordability range, leaving a shortage—or gap—of 318 units.

• In both 2019 and 2022, rental affordability gaps were present up to roughly 30% AMI
for2-person households. Grand Junction's 2022 rental gap (1,211 units priced below
$625) is smaller than the rental affordability gap Grand Junction faced in 2019(2,168
units priced below $625). This is largely due to rising renter incomes: 4,422 renter
households earned less than $25,000 in 2019, compared to 2,997 in 2022.

For-sale affordability gaps. Figures 28 and 29 show homeownership gaps for Grand
Junction in 2019 and 2023-24. This analysis compares the shares of total renter
households—roughly, the number of potential fjrst-time homebuyers—with shares of total
home sales affordable to them.

In 2019, 51% of Grand Junction's renter households had incomes below $35,000 annually.
To affordably enter homeownership, these households would require homes priced at or
below $152,306. Only 8% of homes sold in Grand Junction in 2019 were priced at or below
$152,306, resulting in an affordability gap of -43% below $35,000. This translates to roughly
80% AMI for a 2-person household.

Due to rising home prices and the effects of higher interest rates on purchasing power,
homeownership gaps grew and expanded to higher income levels by 2023-24. In 2022 (the
most recent year for which data are available), 77% of Grand Junction's renter households
earned less than $75,000. Based on 2023 interest rates, these households required homes
priced at or below $237,036. Only 9% of units sold in 2023 and 2024 YTD were priced at or
below $237,036, leaving an affordabilitygap of-68% below $75,000. This translates to
approximately 120% AMI for a 2-person househoid.

ROOT POLICT RESEARCH GRAND VALLEY HOUSING DATA UPDATE, PAGE 20
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