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EXECUTIVE SUMMARY

ABOUT THE MASTER PLAN

The Town of Ridgway is in the process of developing a comprehensive master plan to guide
future growth and public/private investment over the next ten to twenty years. The Master Plan
will draw from the Town’s existing master plan elements, the many related plans and studies the
Town of Ridgway has completed or participated in, as well as input from the Master Plan
Steering Committee, elected and appointed officials, local and regional partners, and the
community at large.

ABOUT THIS REPORT

The Community Profile report presents data and statistics on a range of topics and trends
relevant to the Town of Ridgway’s Master Plan process. It is intended to help inform and serve as
a foundation for ongoing discussions related to the Master Plan and serve as a resource for the
community in the future. The following topics are addressed in the report:

Population & Demographics
Housing

Growth & Development
Economy

Natural Environment
Infrastructure & Services
Parks & Recreation

Transportation
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Municipal Governance

This information will continue to be refined and expanded as new information becomes available.

Note on Data

The data included in this report represents the best available data as of September 2018. Data
for 2016 is the most recent date for which statistics from the U.S. Census Bureau, one of the
primary sources of data in this report, are available. Data for other statistics is only available at
the county level, such as employment data produced by the U.S. Bureau of Labor Statistics. It is
intended that this document will be updated as new data becomes available, as needed, to
support future Master Plan updates.
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MAJOR TRENDS AND KEY ISSUES

Although the rate of growth has slowed and development activity is still below
pre-recession levels, Ridgway and the surrounding region are expected to see
sustained growth.

Despite seeing increases over recent years, development activity in the Town of Ridgway is still
below that seen prior to the Great Recession. 239 new residential units were built between 2000
and 2008, compared with 67 units between 2009 and 2017. By 2050, the Town of Ridgway is
expected to add between 150 and 700 new residents, and additional infrastructure and services
will be needed to meet future demand. During the same timeframe, the population of the three-
county region (Montrose, San Miguel, and Ouray counties) is expected to nearly double —from
54,265 to 97,252. While most of this growth is projected to occur in neighboring Montrose and
San Miguel counties, regional growth will continue to have direct and indirect impacts on
Ridgway’s transportation system, housing market, ranching heritage, and overall economy. The
Town and Ouray County have a variety of established plans, policies, and regulations in place to
help manage growth. These tools will need to be reviewed as part of the Master Plan process to
ensure they continue to reflect the values of the community.

Questions to consider as part of the Master Plan process:

1 What additional steps should we take to help protect, preserve, and nurture critical aspects of
Ridgway’s small town character, ranching heritage, scenic beauty, natural environment, and
creative culture as the community grows and changes over time?

9 To what extent does the community wish to try to proactively accommodate projected
residential and employment growth through the expansion of infrastructure and services?

The extent to which—and the rate at which—Ridgway can absorb projected future
growth is dependent on a variety of factors.

The Town of Ridgway’s 2011 Land Use Plan reflects the community’s desire to maintain a
compact pattern of growth that concentrates new development close to existing development and
services and protects surrounding agricultural and ranch lands in Ouray County. The Land Use
Plan anticipates an ultimate “buildout” of between 561 and 945 residential units within the
Initial Growth Boundary (IGB), and an additional 500 to 895 residential units within the Urban
Growth Boundary (UGB). Based on recent population growth scenarios, the Town has at least a
70-year supply of land within the Initial Growth Boundary (IGB). It will take much longer for the
UGB to reach buildout. However, many of the areas planned for growth within the IGB do not
have the infrastructure in place—water, sewer, roads—needed to accommodate future
development. The Town is in the process of assessing the capacity of its facilities and
infrastructure, and has begun to explore long-term strategies with regard to water service
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provision. However, current Town policy states that development should “pay its own way” and
the Town has not historically put in infrastructure in anticipation of new development.

Questions to consider as part of the Master Plan process:

9 Are the locations of land uses within the community and the density/intensity
assumptions associated with each land use class in the Town's 2011 Land Use Plan still
aligned with the community’s vision for the future? If not, what types of changes should
be explored?

1 Should the Town work to secure additional water supplies to help support the ultimate
buildout of the Town's 2011 Land Use Plan?

9 Should the Town consider incentivizing development in priority locations through
investments in infrastructure, public/private partnerships, regulatory incentives (e.g.
formalizing density bonuses, proactive rezoning), or other mechanisms?

91 In light of the above, what potential changes are needed to help “right size” the Land
Use Plan to the Town’s ultimate infrastructure and service capacity?

Ridgway’s housing market is shifting and has hecome more expensive due to the
economic recovery and high desirability of our community. This shift is putting
pressure on our residents, businesses, and institutions.

The largest shifts in our housing market have been in affordable single family homes and rentals.
Our median family home sale price is double that of Montrose, and our rental costs resemble a
high cost market. One in five lower income renters and one in ten owners struggle with housing
costs, which is higher than Ouray County and the State of Colorado overall. While we are still a
community of permanent residents—many of whom commute to jobs in Telluride or Montrose—
continued price increases could adversely affect our socioeconomic diversity. Anecdotally, public
and private sector employers in the Town have cited housing and land costs and a general lack of
supply in both for sale and rental housing as key factors in their ability to attract and retain
employees. The Town has been working in coordination with Ouray County and the City of Ouray
as part of a regional Housing Advisory Committee to explore a range of strategies. In addition, the
Town has taken steps to expand housing options through its accessory dwelling unit program,
and is currently seeking grant funding for the Space to Create project—which will include
affordable housing units geared toward the workforce and creative sector in the community, and
possibly studio and/or commercial space. Likewise, alternative housing models such as a co-
housing community and smaller single-family dwellings are beginning to emerge through the
private and non-profit sectors. While progress is being made on these various fronts, a range of
strategies will need to be explored through the Master Plan process to help clarify Ridgway’s
priorities and positions as a community.
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Questions to consider as part of the Master Plan process:

9 What potential barriers to affordable/attainable housing exist in the Town's current
policies and regulations? What steps can be taken to remove these barriers?

1  What other steps are we willing to take as a community—or in partnership with others in
the region—to help ensure our workforce and others who wish to remain in or relocate to
Ridgway have access to housing options that are attainable?

Our local economy is growing and evolving, but continues to be intrinsically
linked with that of the three-county region.

Ouray and San Miguel Counties did not reach pre-recession levels of employment until 2017—
four years behind the State of Colorado as a whole. However, Ouray County’s workforce grew at
nearly double the rate of growth as Montrose and San Miguel Counties between 2000 and 2016.
Although employment in manufacturing industries has grown as a share of Ouray County’s
economy, approximately half of all jobs are related to tourism. The U.S. Bureau of Labor
Statistics estimated that tourism jobs—those in the accommodation and food services, retail
trade, and arts, entertainment, and recreation industries—made up the largest share of
Ridgway’s economy (at 27% of all jobs) in 2016. However, the mining, quarrying, and oil and
gas extraction; education services; and accommodation and food services industries made up the
top three industries in terms of employment. Tourism-related industries typically pay lower
wages, are subject to more volatile swings, and tend to attract a more transient workforce.

While the number of jobs located in Ridgway has more than doubled since 2005, 76% of
Ridgway resident commuted elsewhere for work in 2015 and 89% of workers employed in
Ridgway commuted in from Montrose, the City of Ouray, or points beyond. This commuting
pattern has been reinforced by rising housing costs and higher wages being paid to workers in
surrounding counties.

Recent public and private investment in the heart of Downtown Ridgway—particularly along
Clinton Street—has resulted in new restaurants, the initial phases of the renovation of the
Sherbino Theatre, and other new businesses. As a result, sales tax revenue collected by the Town
has nearly doubled since 2009. However, Ridgway residents are still not able to meet all of their
needs within the community. As a result, they purchase retail goods from businesses outside of
Ridgway (or online). This “leakage” in spending indicates there are opportunities for businesses
in Ridgway to meet this demand. However, pursuit of these opportunities needs to be weighed
against some residents’ preferences for maintaining Ridgway’s small town character,
acknowledging that some retail sectors and formats (such as big box stores) may not be feasible
or desired in town.

The Town of Ridgway became a 5-year State-Certified Creative District in 2013, and again in
2018, as well as Candidate and then Designated status as a Main Street community during the
same time period. Having a Creative District and participation in the Main Streets program
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provides the Town with financial and technical resources, which were expended in part initially,
in developing a strategic plan. Since 2013, the Town has used the assistance it receives to fund
a staff member who works closely with creative individuals and creative entrepreneurs, economic
development organizations, and other local and regional partners to help enhance Ridgway’s
economic and civic capital. The Town leveraged its Creative District designation to receive and
manage State funding to install creative downtown furnishings and public art, and was selected
for the opportunity to design and build a Space to Create facility. Data collected from Creative
Vitality Suite indicates these efforts are paying off. Since 2015, there has been a 10% gain in
cultural nonprofit revenues (up $78,000) and a 4% gain in creative jobs in Ouray County. The
Town has tracked that more than 20% of Ridgway residents are Creatives, as defined by the
Ridgway Creative District and Colorado Creative Industries. This estimate includes those who are
fully employed in a creative industry, those who are attempting to support themselves at least
partially through work in a creative industry, and those who are hobbyists.

Questions to consider as part of the Master Plan process:

9  What potential policy or regulatory barriers exist to business retention and attraction in
Ridgway? What steps should we take to help remove these barriers?

9 How can we continue to leverage the community and Town’s investment of social and
financial capital into the Creative District and Main Street? What role should these initiatives
play in Ridgway’s future?

9  What other steps are we willing to take as a community—or in partnership with others in the
region—to help ensure our workforce and others who wish to remain in or relocate to Ridgway
have access to housing options that are attainable?

9 What role should the Town play in promoting Ridgway's economic vitality in the future?
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Past Growth and Projections for Future Growth, 1980 — 2050
Town of Ridgway and Ouray County

AVERAGE ANNUAL AVERAGE ANNUAL
RIDGWAY GROWTH* OURAY COUNTY GROWTH*

1980 369 == 1,925 -—-

1990 423 1.4% 2,295 1.8%
2000 744 5.8% 3,775 5.1%
2010 925 2.2% 4,446 1.6%
2016** 1,016 1.6% 4,844 1.4%
2020%** --- --- 5,094 1.3%
2030 === === 5,210 0.2%
2040 - - 5,303 0.2%
2050 === === 5,568 0.5%

*Rates of growth reflect annual average growth that occurred over the previous 10 years.
**Annual average growth rate is for the period from 2010 - 2016.
***Annual average growth rate is for the period from 2016 — 2020.

Source: State Demographer’s Office, Colorado Department of Local Affairs; Clarion Associates

Ridgway is growing. The Town of Ridgway’s population has grown by 647 residents since
1980.The rate of growth has varied decade by decade.

Ridgway is one-fifth of Ouray County’s population. In 2016, residents of Ridgway comprised 21% of
Ouray County’s population. Approximately 52% of the county’s population lives in
unincorporated Ouray County.

Ouray County will grow in the future. Ouray County is expected to have a population of 5,568
residents by 2050, an increase of 724 residents.

Past Growth and Projections for Future Growth, 2016 — 2050
Montrose County, San Miguel County, and Ouray County

AVERAGE SAN AVERAGE AVERAGE AVERAGE
YEAR Mggl}t?'?i £ ANNUAL MIGUEL  ANNUAL COOUURNATYY ANNUAL BI'E]GTII?F ANNUAL
GROWTH* COUNTY GROWTH* GROWTH* GROWTH*
2016 41,421 == 8,000 == 4,844 === 54,265 -
2020 44,144 1.6% 9,050 3.1% 5,094 1.3% 58,288 1.8%
2030 53,355 1.9% 11,742 2.6% 5,210 0.2% 70,307 1.9%
2040 64,331 1.9% 14,590 2.2% 5,303 0.2% 84,224 1.8%
2050 74,391 1.5% 17,293 1.7% 5,568 0.5% 97,252 1.4%

*Rates of growth reflect annual average growth that occurred over the previous 10 years, except for the year 2020, where an
interval of 2016-2020 was used.

Source: State Demographer’s Office, Colorado Department of Local Affairs; Clarion Associates
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Surrounding counties will also grow. The counties surrounding Ouray County are also expected to
grow. San Miguel County is forecast to see some of the fastest annual rates of growth over the
coming decades, and could more than double in size by 2050.

Our region could grow to almost 100,000 people. This three-county region (which includes
Montrose, Ouray, and San Miguel County) is forecast to grow by 43,000 residents by 2050,
reaching a population of just under 100,000 by 2050.

Average Annual Growth Rates, 2000-2016
Surrounding Region

5%
4%
3%
2%
1%
0%

1.5% 1.5%

0.1% 0.3%

Ridgway Ouray Montrose Telluride Ouray County Colorado

m2000-10 =2010-16

Source: State Demography Office, Colorado Department of Local Affairs; Clarion Associates

1 Rates of growth are slowing. Rates of population growth have decreased across the region,
except for in Telluride, where the annual average growth rate increased between 2000-10 and
2010-16. This decrease was most pronounced in Montrose, where it fell from almost 4% per
year to 0.1% per year. Although Ridgway’s rate of growth decreased compared to the previous
decade, the town still grew by an average of 15 residents each year since 2010, compared to
18 residents per year between 2000 and 2010. In other words, while growth rates may have
declined, the average number of new residents in Ridgway decreased only slightly from the
previous decade.

Population Growth Scenarios, 2016 - 2050
Town of Ridgway

1,800

1,600

1,400

1,200 [

1000 = —— 1,170
800

™ © > N
bt > NG 09)

© R S & o o o ©
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e County Growth Rates e Same Share of County Growth 2010-16 Growth Rate Continues

Source: State Demography Office, Colorado Department of Local Affairs; Clarion Associates

Forecasting Ridgway’s future growth. Population forecasts are not available from the State of
Colorado for municipalities. However, it is possible to estimate what Ridgway’s population might
be in the future using a variety of growth scenarios:

10
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9 County Growth Rates: Under this scenario, the Town of Ridgway will experience the same
annual rates of growth as Ouray County. By 2050, the town's population would reach
1,170, an addition of 154 residents.

9 Same Share of County Growth: Under this scenario, the Town of Ridgway will capture the
same amount of county growth as it has, on average, since 1980 (roughly 25%). By
2050, the town’s population would reach 1,200, an addition of 184 residents.

1 2010-16 Growth Rate Continues: Under this scenario, the Town of Ridgway will continue to
grow by the same average annual rate of growth experienced between 2010 and 2016
(1.6%). By 2050, the town’s population would reach 1,730, an addition of 714
residents.

While it is not certain the growth projected in these scenarios will occur over the next 30
years, they are helpful in showing a range of possible futures that might come to pass under
certain conditions. There are many constraints in Ridgway that are likely to limit growth, from
the availability of water, to the availability of land to support residential development, to
economic shocks that could reduce growth across the region, state, or country.

Components of Population Change, 2000 - 2016
Ouray County
250

200
150
100
50

0
-50
-100

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016
m Births " Deaths m NetMigration

Source: State Demography Office, Colorado Department of Local Affairs

Net migration is driving growth. The largest driver of growth in Ouray County since 2000 has been
net migration (the difference between people moving to the county versus moving from the
county in a given year). Years where net migration was negative (more people moved away from
the county than moved to it) resulted in a loss of population.

Net migration is likely to slow. Net migration to Ouray County reached a peak in 2016. Forecasts
by the State Demographer’s Office predict that annual migration to Ouray County will decline
substantially between 2017 and 2050 (from an average of 64 migrants per year between 2000
and 2016 to an average of 23 per year between 2017 and 2050). However, many factors
influence migration making it a difficult variable to predict.

11
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Most migrants come from other states. In 2016, approximately 58% of the 471 migrants to Ouray
County came from another state, although Colorado (excluding Ouray County) was the top
location from which new residents moved.

Migration Patterns, 2016
QOuray County

WHERE PEOPLE ARE MOVING FROM? WHERE PEOPLE ARE MOVING TO?

1. Colorado? 1. Colorado?
2. New York 2. QOregon

3. Wisconsin 3. California
4. Michigan 4. Minnesota
5. North Carolina 5. New York

1. Primarily Denver County and San Miguel County
2. Primarily Montrose County and Pitkin County

Source: U.S. Census Bureau, 2011-2016 American Community Survey; BBC Research & Consulting

Median Age, 2000, 2010, and 2016

2000 2010 2016
Ridgway 35.1 43.7 48.0
Ouray 42.0 45.1 50.9
Montrose 40.1 39.9 43.1
Telluride 31.0 35.9 36.5
Ouray County 43.4 50.0 53.3
Colorado 34.3 36.1 36.4

Source: U.S. Census Bureau, 2011-2016 American Community Survey

Our population is getting older. The median age of Ridgway residents was 48 in 2016, older than
in 2010. The median age of residents increased over this period throughout the region, mirroring
state-wide trends.

We are one of the oldest communities in the region. Besides the City of Ouray, Ridgway had one of
the highest median ages in the region in 2016. Telluride was the youngest, at 36.5 years, while
Ouray County as a whole was the oldest, at 53.3 years.

12
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Distribution of Population by Age, 2000 and 2016
Town of Ridgway

15%
10%

5%

1%0% 1%0%
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Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2012-2016 American Community Survey

Our age distribution reflects our aging population. The distribution of Ridgway residents by age has
shifted since 2000. During that year, 31% of residents were under the age of 19, compared to
approximately 17% in 2016. A similar shift occurred among residents over the age of 65. In
2000, this age group accounted for 6% of Ridgway’s population, compared to 20% in 2016.

Generational Composition, 2016

45%
40%
35%
30%
25%
20%
15%
10%

5%

0%

Post-Millennials Millennials Generation X Boomers Silents

mRidgway ®Ouray ™ Montrose Telluride Ouray County mColorado
Post Millennials (under 19); Millennials (20 to 39); Generation X (40 to 54); Boomers (55 to 74); Silents (75 and over)

Source: U.S. Census Bureau, 2012-2016 American Community Survey; Pew Research Center
More than one-third of us are boomers. Boomers (residents 55-74 years old) were the largest
generational group in Ridgway in 2016 at nearly 39% of the population. This is unlike Telluride
and Colorado as a whole in which only 13.3% and 20% of the population falls into this
generational group, respectively.

Few of us are millennials. Millennials (residents 20-39 years old) were one of the smallest
generational groups (after Silents) in Ridgway in 2016. In contrast, this generational group was
the largest in Telluride and one of the largest in Ouray and Montrose. Millennials were the largest
generation in Colorado as a whole during 2016.

13
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Household Composition, 2000 - 2016
Town of Ridgway

67% Family

2000 25%

47% Family

2016 37%

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

m Family, with children under 18  m Family, with no children under 18

m Non-Family, living with others Non-Family, living alone

Source: J.S. Census Bureau. 2000 Decennial Census: U.S. Census Bureau. 2012-2016 American Communitv Survev

Families are hecoming less common, particularly those with children. While the overall number of
family households living in Ridgway grew between 2000 and 2016, the share of all households
that were made up of families has decreased from 67% in 2000 to 47% in 2016. Of these
family households, only 33% were families that included children under 18 (16% of all
households). This is a smaller share than in 2000, when families with children under 18
accounted for 41% of all family households, and 26% of all households (family and non-family).

Household Composition, 2016

63% Family
Ouray County 26%
44% Family

Telluride 40%
Montrose 32%

Ouray 33%

47%
Ridgway 37%
0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

®m Family, with children under 18 = Family, with no children under 18

m Non-Family, living with others Non-Family, living alone

Source: U.S. Census Bureau. 2012-2016 American Communitv Survev

Ridgway’s household composition is similar to Telluride. Compared to other communities in the
region, Ridgway’s household composition was most similar to that of Telluride in 2016. In both

14
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communities, the majority of households were not families, unlike Ouray County, the City of
Ouray, and the City of Montrose. In every community except for Montrose, the share of family
households has decreased since 2000.

Race/Ethnic Composition, 2016
Town of Ridgway

87% 9% 5%

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

m White B Hispanic or Latino Other
Source: U.S. Census Bureau, 2011-2016 American Community Survey
We are mostly white. Approximately 87% of Ridgway residents identified as being White with no

Hispanic or Latino origin. This is a smaller percentage than Ouray County as a whole (92%) but
larger than Colorado (69%).

Hispanic/Latino residents are our largest minority group. Residents with Hispanic/Latino origins
were the largest minority group in Ridgway, accounting for approximately 9% of the population in
2016. In all, 14% of our population came from a non-white racial/ethnic group.

INCOMES
Median Household Income, 2000, 2010, and 2016
2000 2010 2016

Ridgway $57,400 $55,620 $55,370
Ouray $50,660 $58,940 $66,920
Montrose $47,370 $49,990 $41,550
Telluride $72,975 $76,945 $62,929
Ouray County $59,100 $63,840 $62,800
Colorado $66,250 $61,730 $62,520

Incomes for 2000 and 2010 were adjusted for inflation to be comparable to 2016
Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2006-2010 American Community Survey; U.S.
Census Bureau, 2012-2016 American Community Survey

Real household incomes have decreased. The median household income in Ridgway decreased
from 2000 when adjusted for inflation. This same trend occurred in Montrose, Telluride
(although incomes increased between 2000 and 2010), and the state as a whole, but not in
Ouray or Ouray County, which saw inflation-adjusted median incomes increase.

15
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Our median household income is lower than that for Colorado as a whole. In 2016, the median
income for a household in Ridgway was lower than in Ouray, Telluride, or Ouray County as a
whole. However, the median income was higher than for households in Montrose.

Income Distribution, 2000 and 2016
Town of Ridgway

25%
20%
15%
10%

5%

0%

Less than $10,000 $15,000 $25,000 $35,000 $50,000 $75,000 $100,000 $150,000 $200,000
$10,000 to to to to to to to to or more
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Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2012-2016 American Community Survey

We've seen significant shifts in income distribution. The percentage of households earning less than
$10,000 grew the most between 2000 and 2016, increasing from 3.5% of all households in
Ridgway to 12.9%. The share of households earning over $75,000 also increased over this
period. The share of households with incomes between $10,000 and $74,999 decreased from
nearly 80% of all households in 2000 to 55% of households in 2016.

Population Living in Poverty, 2000 - 2016
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Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2006-2010 American Community Survey; U.S.
Census Bureau, 2012-2016 American Community Survey

Poverty has increased. In 2016, approximately 16% of Ridgway residents were estimated to be
living in poverty. This marks a sharp increase from 2010, when just 3% of residents had incomes
under the poverty line.
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WHAT DOES THIS MEAN FOR RIDGWAY?

Managing Population Growth: Ridgway, Ouray County, and the wider region are expected to see
their populations increase over the coming 30 years. As such, the Town of Ridgway will need
effective tools and policies in place to manage this growth in a way that preserves the quality of
life, small town atmosphere, ranching heritage, and scenic beauty of Ridgway and its
surroundings.

Increased Demand for Infrastructure and Services: Even if managed well, new residents living in
Ridgway and the surrounding region will need to be served with additional infrastructure and
services, and we'll need strategies for how to pay for them. While new water and sewer facilities,
increased school capacity, additional parks and trails, etc. will be needed to serve Ridgway's
growing population, investments at a regional scale will also be necessary to ensure regional
infrastructure, such as roadways, are adequate to serve the region’s growing population.
Collaboration and coordination among neighboring jurisdictions, and regional and state entities
(such as Region 10 and the Colorado Department of Transportation) will be necessary to ensure
the region is prepared for future growth.

Aging Population: Ridgway’s population is getting older. Looking to the future, the Town will need
to consider how its policies, programs, and services might need to adapt to address the unique
needs of this population group. Typically, these needs include, but are not limited to, demand for
medical services, improved accessibility in public spaces, public facilities, and residences for
those with mobility challenges, and financial challenges due to living on a fixed income.

Attracting Millennials: Millennials are the largest generation in our nation’s workforce. However,
they were one of the smallest generational groups living in Ridgway in 2016. Creating a
community that is accessible and attractive to millennials will be essential for employers in
Ridgway as they look to replace retiring workers from the Boomer and Generation X generations.
Other nearby communities, for a variety of possible reasons, appear more accessible or attractive
to millennials than Ridgway. Millennials made up a larger share of Telluride’s, Montrose’s, and
Ouray’s overall population in 2016 than they did in Ridgway. As a result, local employers likely
look to these places as a source of employees.

Stagnating Incomes and Purchasing Power: The median income for a household in Ridgway has
decreased since 2000, controlling for inflation. This means that household incomes have
increased at a slower rate than the cost of everyday goods and services. As a result, the relative
purchasing power of many households is likely lower than it was 18 years ago. Stagnating
incomes are a concern in many communities across the country, and can exacerbate housing
affordability. However, housing is not the only area where residents are feeling pinched by this
trend. The cost of things like child care services, food, healthcare, and utilities (electricity, cable,
telephone services, etc.) have also likely increased faster than incomes, making these goods
relatively more expensive for residents than they were in 2000.
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Current Land Use, 2018
Town of Ridgway and UGB

32%

Town Boundary
UGB
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Source: Ouray County Assessor; Town of Ridgway; Clarion Associates

Initial Growth Boundary and Urban Growth Boundary. Ridgway’s 2011 Land Use Plan creates a two-
tiered framework for encouraging compact growth. The Initial Growth Boundary (or IGB) includes
the areas within which the Town will encourage urban levels of growth in the short term. This
area is contiguous to existing development that is served by Town utilities and services and to
those areas where utility extensions can be provided or can be provided efficiently or logically.
The Urban Growth Boundary (UGB) includes areas outside the, as defined in an
intergovernmental agreement with Ouray County. This area may support urban development if
those areas are annexed into the Town of Ridgway. Otherwise, development in this area should
not require urban-level utilities and services. Since areas outside the IGB are in unincorporated
Ouray County, development in these areas is subject to the zoning and development regulations
of the County.

Agricultural/ranching uses most prevalent. Within Ridgway’s UGB (including the Town boundary),
agricultural/ranching uses were most common, making up roughly 32% of all land within this
area. An additional 22% of land was recorded by the Ouray County Assessor as vacant. Single-
family residential uses make up the largest developed land use in the community, 20% of all
land within the UGB.

Most land outside Town boundary used for ranching. The UGB includes roughly 550 acres of land
outside of Ridgway’s municipal boundary. Ranching and other agricultural uses were most
prevalent in this area. In all, 344 acres or 62% of all land was dedicated towards this use.
Single-family residential uses were the second most common use, at 103 acres.

Undeveloped lands are planned for other uses. In all, approximately 366 acres of land in Ridgway
is considered vacant by the county assessor. Some of this vacant land is in subdivisions or PUDs
that have yet to build out, while others are larger parcels that are zoned for other uses. In
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addition, 732 acres within the Town’s UGB are currently used for agriculture or ranching, but
have been designated for different uses in the Town’s 2011 Land Use Plan.

Total Number of New Construction Units, 2009 -2017*
Town of Ridgway
20

15

10

2009 2010 2011 2012 2013 2014 2015 2016 2017

m Residential Units  m Commercial Units
*Additions/Remodels not included

Source: Town of Ridgway

Development activity has increased. Development activity in Ridgway has increased since 2009.
That year, the Town saw 5 residential units built, compared to 18 units in 2017. Non-residential
development has remained fairly low but steady during this period.

Development activity is still below pre-recession levels. Despite seeing increases over recent years,
development activity is still below that seen prior to the Great Recession. 239 new residential
units were built between 2000 and 2008, compared with 67 units between 2009 and 2017.

Accessory dwelling units are providing new residential options. Between 2009 and 2017, 8
accessory dwelling units (ADUs) were built in Ridgway. While this marks a decrease from the
total number of ADUs built between 2000 and 2008 (13 units), it represents a higher share of
all units built (12% between 2009 and 2017 compared to 5% between 2000 and 2008).

Building permits have increased in value. Over the period between 2009 and 2017, the value of
building permits issued in Ridgway increased. In 2009, permits issued were valued at $2.3
million, compared to $6.7 million in 2017. This includes both residential and commercial
permits.

2011 Land Use Plan. The Town of Ridgway’s vision for the growth and development of the
community is reflected in the Town’s 2011 Land Use Plan. This document sets forth a number
of policies related to growth and development, as well as a Future Land Use Framework map
covering the entire UGB. Eleven future land use classes are included on the map, and
descriptions of each class and promoted residential densities are provided.
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Relationship to underlying zoning districts. While the 2011 Land Use Plan established the
community’s vision for growth and development, the Town’s zoning ordinance is the mechanism
through which new development is regulated. The densities encouraged in the Land Use Plan
may or may not align with what would be allowed under the Town’s zoning code.

Residential Growth Capacity
Town of Ridgway and Urban Growth Boundary

DWELLING DWELLING DWELLING

DENSITY DENSITY  DENSITY

LAND USE CLASS ACRES' . . a UNITS UNITS UNITS
Ck il LY (Low) (HIGH) (BONUS)
Within Initial Growth Boundary
Mixed Use Business* 10.9 12 18 4 100 150 30
Mixed Use Residential*  33.3 12 18 4 300 450 100
High Density
Residential* 0.0 12 18 4 0 0 0
Medium Density 33.0 5 11 2 80 180 30
Residential
Low Density 1565 2 4 N/A 80 155 0
Residential
Very Low Density 407 0.1 1 N/A 1 10 0
Residential
Subtotal 273.4 561 945 160
Outside of Initial Growth Boundary

Mixed Use Business* 34.7 12 18 4 310 470 100
Mixed Use Residential* 0 12 18 4 0 0 0
High Density
Residential® 4.8 12 18 4 45 65 15
Medium Density 45.8 5 11 2 115 250 45
Residential
Low Density 40.5 2 4 N/A 20 40 0
Residential
Very Low Density 2866 0.1 1 N/A 10 70 0
Residential
Subtotal 412.4 500 895 160

1,061 1,840 320

1. Acres represents the areas of parcels that were classified as vacant or agricultural by the county assessor. Since agricultural uses
are not included as part of the Town’s 2011 Land Use Plan, it was assumed that these would transition to new uses over time per the
Land Use Plan.

2. The high and low densities represent the ranges for the land use classes included in the Town's 2011 Land Use Plan.

3. This density represents additional units the Town would allow to be built in these land use classes in return for certain community
benefits, such as cluster development, green space, or connectivity to trails. These incentives are provided for in the Town's 2011
Land Use Plan.

4. Total acreage for these land use classes reduced by 25% to account for development efficiencies

5. Total acreage for these land use classes reduced by 50% to account for development efficiencies

6. Total acreage for these land use classes reduced by 75% to account for development efficiencies

Source: Town of Ridgway; Ouray County Assessor; Clarion Associates

Significant capacity for residential growth. Based on the densities for residential land uses
included in the Town's 2011 Land Use Plan, vacant and agricultural parcels could support
between 1,061 and 2,160 new housing units. This would represent a significant increase in the
number of housing units present in Ridgway (currently the town has 589 housing units) if the
community were to buildout according to the Plan.
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Most of the development capacity remains unrealized. Although the Land Use Plan supports the
development of a substantial amount of new housing units, relatively few new housing units are
in the pipeline. In all, approximately 100 units would be built in subdivisions and planned unit
developments that are either proposed or pending Town approval.

Non-Residential Growth Capacity
Town of Ridgway and Urban Growth Boundary

SQUARE FEET  SQUARE FEET

LAND USE CLASS ACRES' FAR (LOW)? FAR (HIGH)? (LOW) (HIGH)
Within Initial Growth Boundary
Commercial® 18.2 0.1 0.3 51,595 155,000
Mixed Use Business* 10.9 0.2 0.4 71,300 145,000
Institutional 0.0 0.0 0.0 0 0
Parks/Open Space 9.4 0.0 0.0 0 0
Light Industrial® 38.8 0.1 0.3 84,525 250,000
Green Enterprise® 5.8 0.1 0.3 12,690 40,000
Subtotal 83.1 220,110 590,000
Commercial 0.0 0.1 0.3 0 0
Mixed Use Business 34.7 0.2 0.4 227,000 454,000
Institutional 0.0 0.0 0.0 0 0
Parks/Open Space 85.8 0.0 0.0 0 0
Light Industrial 0.0 0.1 0.3 0 0
Green Enterprise 0.0 0.1 0.3 0 0
Subtotal 120.5 227,000 454,000

Total FT2 Capacity 447,110 1,044,000

1. Acres represents the areas of parcels that were classified as vacant or agricultural by the county assessor. Since agricultural uses
are not included as part of the Town’s 2011 Land Use Plan, it was assumed that these would transition to new uses over time per the
Land Use Plan.

2. The high and low densities represent the ranges for the land use classes estimated by Clarion Associates based on existing
development.

3. Total acreage for these land use classes reduced by 35% to account for development efficiencies.

4. Total acreage for these land use classes reduced by 25% to account for development efficiencies

5. Total acreage for these land use classes reduced by 50% to account for development efficiencies

Source: Town of Ridgway; Ouray County Assessor; Clarion Associates

Capacity to more than double non-residential space. Based on the vacant and agricultural lands
designated for non-residential development in the Town's 2011 Land Use Plan, Ridgway could
see between 447,110 and 1,044,000 square feet of non-residential development based on
existing capacity. At the high end, the amount of non-residential development that could be built
within Ridgway’s IGB would more than double the 358,652 square feet of commercial and
industrial space currently built.

Lack of infrastructure and services constrains development. One of the largest constraints to
development in Ridgway is, and will continue to be, the availability of necessary infrastructure
and services. Over half of the Town’s residential development capacity is located outside of the
IGB, and not all areas within the IGB have the infrastructure and services in place that would be
necessary to support new development.
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WHAT DOES THIS MEAN FOR RIDGWAY?

Abundance of Undeveloped Land/Agricultural Lands: Most of the land within Ridgway’s Urban
Growth Boundary (UGB) is undeveloped or is currently used for ranching or agriculture. In terms
of land area alone, the Town has the potential to expand significantly from its current footprint in
the future as development pressures increase, assuming property owners in these locations are
interested in selling/developing their property and being annexed into the Town.

Potential Growth Capacity Exceeds Expected Demand within the Planning Horizon: If Ridgway were to
develop according to the Town’s 2011 Land Use Plan it could add somewhere between 1,061
and 2,160 new housing units. Assuming the current average household size in Ridgway remains
constant into the future (2.01 persons per household), this would result in a population increase
of between 2,130 and 4,340 residents. Based on population growth estimates, Ridgway would
need between 580 and 860 new housing units to accommodate expected growth to 2050. Based
on this expected rate of growth (8 units per year), it would take close to 270 years for the Town
to reach build out under the Land Use Plan.

Regional Growth Pressures: Both the City of Ouray and the Town of Ridgway have
intergovernmental agreements with Ouray County to limit growth (except for large-lot residential
development and agricultural uses) to their Urban Growth Boundaries. Most of the growth that is
forecast for the future is likely to occur in the Town of Ridgway, as topography constrains the City
of Ouray’s capacity for growth. Ridgway is also likely to experience growth pressures from
surrounding counties. Although Ouray County is expected to grow by around 725 people, the
combined population of Montrose, Ouray, and San Miguel Counties are forecast to double by
2050. Growth in Telluride, as in the City of Ouray, is constrained by topography and Ridgway is
an attractive alternative.

Infrastructure and Policies Constrain Growth: A number of factors will constrain future growth. A
major constraint is the availability of infrastructure and services (such as water). Almost all areas
outside of the Initial Growth Boundary (IGB) lack the infrastructure and services needed to
support urban development, and not all areas within the IGB have available infrastructure and
services. The overall supply of water available to the Town is another constraint, and will prevent
the town from reaching buildout under the Land Use Plan unless major efforts are made on the
part of the Town to acquire more water rights. In addition, the Town’s policy encourages urban
development to occur within the Town’s IGB, which will limit both the amount and the locations
in which future development can occur.

Proactive Management of Future Growth. While the Town’s growth capacity will not be reached
within the next 20 years, now is the time to consider where new development should occur
within Ridgway’s Urban Growth Management Area and how much should occur in those areas.
Through the Master Plan update process, the Land Use Plan will be updated to ensure it aligns
with the community’s vision for the future of Ridgway. In addition, current development and
growth management regulations and policies should be revisited to ensure they provide Town
staff and elected officials the tools they need to enforce the vision set forth in the Master Plan.
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Town of Ridgway Community Profile: Housing

Housing Characteristics, 2016

TOTAL AVG. HOMEOWNER RENTAL
HOUSING Q%V(\;IS IEII::D OIEECNUTIEII::;J HOUSEHOLD VACANCY VACANCY

UNITS SIZE RATE RATE
Montrose 8,654 61% 39% 2.30 2.0% 6.2%
Ouray 746 65% 35% 2.14 10.2% 23.5%
Ridgway 589 56% 45% 2.01 5.7% 5.1%
Telluride 2,020 37% 63% 2.33 9.5% 22.0%
Ouray County 3,179 71% 29% 2.15 4.7% 12.2%
Colorado 2,284,863 64% 36% 2.56 1.3% 4.8%

Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research & Consulting

Ridgway’s housing is small share of County. In 2016, Ridgway had a total of 589 housing units,
accounting for approximately 19% of the total housing units in Ouray County.

Low rate of homeownership. Ridgway had one of the lowest rates of homeownership (at 56%)
compared to nearby communities, Ouray County, and the state.

Vacancy rates are stable. Both homeowner and rental vacancy rates in Ridgway are stable at
around 5%. The double-digit rates seen in Ouray and Telluride reflect their high share of
vacation and second homes. Ridgway’s rental vacancy rate does not suggest the Town had the
same type of vacation and second home dynamic in its housing market, i.e., Ridgway is still
mostly a community of permanent residents.

Housing Type by Tenure, 2016
Town of Ridgway

Owner Units Renter Units

All Units

279 224

589

m Single-Family, Detached  ® Multifamily Mobile Home or Other

Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research & Consulting
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Single-family homes dominate housing market. In 2016, Ridgway had a large number of single-
family, detached homes compared to multifamily or mobile homes. Very few mobile homes
existed in Ridgway that year.

Owners and renters lived in different housing types. Owners were more likely to live in single-family
detached homes in 2016, whereas renters lived in both single-family and multifamily homes at
nearly the same rates.

Age of Housing Units, 2016

Built 2000 to Present

Built 1980 to 1999

Built 1960 to 1979

Built 1940 to 1959

Built 1939 or Earlier

0% 10% 20% 30% 40% 50% 60%

mRidgway ™ OQOuray County = Colorado
Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research & Consulting

The majority of housing was bhuilt in the last 15 years. Ridgway’s housing stock in 2016 was newer
than the housing stock of Ouray County and the State of Colorado overall. Over half of the
Ridgway’s housing units were built after 2000.

Median Home Values, 2016

COMMUNITY MEDIAN VALUES

Montrose $182,300
Ouray $351,400
Ridgway $368,400
Telluride $794,800
Ouray County $399,400
Colorado $264,600

Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research &
Consulting
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High median home values. Ridgway’s median home value in 2016 ($368,400) was higher than
the median home value in surrounding communities and the state overall. Only homes in Ouray
County and Telluride had higher median values.

Home Value Distribution, 2000, 2010, and 2016
Town of Ridgway
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Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2006-2010 and 2012-2016 American Community
Survey; BBC Research & Consulting

Loss of inexpensive housing. Over the last decade, Ridgway experienced an increase in homes
valued between $300,000 and $500,000 and a loss in homes valued under $300,000—parallel
to home value trends in the state overall. In contrasts, Ouray County saw the largest home value
growth for homes between $100,000 and $200,000.

Nearby Home Value Growth, 1997 to 2018
12-Month Rolling Average
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Note: Zillow data is unavailable for Ridgway, and only available for Mount Crested Butte after 2013
Source: Zillow; BBC Research & Consulting

27



Town of Ridgway Community Profile: Housing

Home value trends in mountain communities. Historically, mountain resort communities have higher
home values than surrounding towns, but every community experienced a similar rise in home
values prior to the recession and a drop in values after 2008. Home values in almost every
community, except for Mountain Village, have reached peak pre-recession values or surpassed
them.

Median Gross Rent, 2016

COMMUNITY MEDIAN GROSS RENT

Montrose $806
Ouray $976
Ridgway $1,114
Telluride $1,313
Ouray County $1,088
Colorado $1,057

Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research &
Consulting

High rents. With the exception of Telluride, Ridgway had the highest median gross rent ($1,114)
compared to surrounding communities, the county, and the state.

Gross Rent Distribution 2000, 2010, and 2016
Town of Ridgway
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Source: U.S. Census Bureau, 2000 Decennial Census; U.S. Census Bureau, 2006-2010 and 2012-2016 American Community
Survey; BBC Research & Consulting

Increase in rental prices. Since 2000, Ridgway has experienced increasing rental prices,
particularly for units priced at more than $1,000 per month.
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Cost-burdened Households, 2016

RIDGWAY OURAY COUNTY COLORADO
HOUSEHOLD INCOME OWNERS RENTERS OWNERS RENTERS OWNERS RENTERS
Less than $20,000 12.5% 21.9% 10.6% 15.9% 5.5% 19.3%
$20,000 to $34,999 11.1% 15.6% 5.3% 14.2% 5.3% 15.9%
$35,000 to $49,999 5.4% 9.4% 4.0% 6.4% 4.9% 8.2%
$50,000 to $74,999 7.2% 1.3% 8.0% 0.5% 5.1% 4.3%
$75,000 or more 9.7% 4.5% 5.5% 1.6% 3.2% 0.8%

Note: Numbers highlighted in red indicate cost-burdened households of 15% or more of total households

Source: U.S. Census Bureau, 2012-2016 American Community Survey; BBC Research & Consulting

Housing is unaffordable to lower-income renter households. Renters earning less than $35,000 are
more likely to be cost-burdened (paying 30% or more of their income on housing) compared to
owners or renters earning over $35,000. Ridgway’s renter population is slightly more cost-
burdened than the county and the state. Ridgway households who experience the highest rates of
cost-burden—shown in red above—are renters who earn less than $35,000, especially those
earning less than $20,000. In Ridgway, a higher proportion of these residents face cost-burden
than in the state overall.

1 Until recently, Ridgway’s housing market has offered a relatively good opportunity for
workers, renters, and families to live in a desirable, rural community. Ridgway is less
expensive than nearby resort towns, yet offer a comparable lifestyle, access to recreation,
and close-knit community.

1 Ridgway’s market is shifting and has become more expensive due to the economic recovery
and high desirability of our community.

9 The largest shifts in Ridgway’s market have been in affordable single family homes and
rentals. The Town’s median family home is double that of Montrose and rental costs
resemble a high cost market.

9 In our town, one in five lower income renters and one in ten owners struggle with housing
costs, which is higher than Ouray County and the State of Colorado overall.

9 Ridgway is still a community of permanent residents, many of whom commute to jobs in
Telluride or Montrose. Continued price increases could adversely affect our socioeconomic
diversity.

1
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WHAT DOES THIS MEAN FOR RIDGWAY?

Changing household composition: Ridgway is experiencing both rapid household growth and
changing household composition. There are not as many children living in Ridgway compared to
2010 and there has been an increase in non-family households.

Increasing housing cost: While Ridgway is not as expensive as resort communities like Telluride,
housing costs have increased and created more cost-burden. Residents making less than
$35,000 are more likely to be cost-burdened than other households, particularly renters.
Residents in Ridgway are more likely to be cost-burdened than the county or the state. In 2000,
the majority of rentals were priced below $1,000. Today, the majority of rentals are priced above
$1,000. Owner households have experienced a similar increase in housing costs.

People are moving to affordability. Montrose is a more affordable alternative to Ridgway and has
more housing supply. Median rent in Montrose is almost $300 less than Ridgway. As of 2015,
the top location where Ridgway workers live is Montrose, followed by Ouray. Only 76 employees
both live and work in Ridgway. More workforce housing is needed in Ridgway to meet the
demand of local employees.
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Change in Employment, 2001 - 2017
Colorado, Montrose County, Ouray County, and San Miguel County
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Source: U.S. Bureau of Labor Statistics, Quarterly Census of Employment and Wages

Ouray County experienced fastest rates of job growth. Including public and private employees,
Ouray County had a total employment of 1,690 workers in 2016. This was the smallest workforce
among Ouray, Montrose, and San Miguel Counties. Despite its small size, Ouray County’s
workforce has seen some of the fastest rates of growth over the past two decades. Between 2000
and 2016 the county saw its workforce grow by an annual average rate of 1.5%, nearly double
the rate of growth seen in Montrose and San Miguel Counties.

Recovery from the Great Recession has been slow. Unlike the State of Colorado as a whole, which
reached pre-recession levels of employment around 2013, Ouray and San Miguel Counties did
not reach pre-recessions levels of employment until 2017. Montrose County still has not
recovered the number of jobs it had in 2007, but should in the coming years if current trends
continue. However, private sector employment (i.e., excluding federal, state, and local
government jobs) in Ouray County has yet to recover to pre-recession levels.

32



Town of Ridgway Community Profile: Economy

Unemployment Rate (not seasonally adjusted), 2000 - 2017
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Source: U.S. Bureau of Labor Statistics, Local Area Unemployment Data

Ouray County is at full employment. The unemployment rate in Ouray County was at 2.9% in 2017.
This was similar to other counties in the region, and the State of Colorado as a whole.
Unemployment in Ouray County peaked in 2011 at 10.2%, and has fallen every year since. The
Federal Reserve considers economies with unemployment rates below 5% to be experiencing full

employment.
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Employment by Industry, 2011 and 2016
QOuray County

ANNUAL
INDUSTRY PEBI.%I.EI.':I Uf 2016 PEI:.%?:{ o) AVG.

GROWTH
Accommodation and Food Services 354 25.4% 451 26.7% 5.0%
Public Sector 368 26.5% 382 22.6% 0.7%
Retail Trade 140 10.1% 161 9.5% 2.8%
Construction 117 8.4% 160 9.5% 6.5%
Manufacturing 41 2.9% 85 5.0% 15.7%
Professional and Technical Services 62 4.5% 82 4.9% 5.8%
Arts, Entertainment, and Recreation 36 2.6% 55 3.3% 8.8%
Other Services, Except Public Administration 44 3.2% 51 3.0% 3.0%
Health Care and Social Assistance ND 49 2.9%
Mining, Quarrying, and 0il and Gas Extraction 5 0.4% 42 2.5% 53.1%
Agriculture, Forestry, Fishing and Hunting 54 3.9% 41 2.4% -5.4%
Finance and Insurance 42 3.0% 36 2.1% -3.0%
Administrative and Waste Services 28 2.0% 23 1.4% -3.9%
Real Estate and Rental and Leasing 13 0.9% 21 1.2% 10.1%
Educational Services ND 14 0.8%
Information 17 1.2% 12 0.7% -6.7%
Transportation and Warehousing ND 9 0.5%
Management of Companies and Enterprises 5 0.4% 7 0.4% 7.0%
Utilities ND ND
Wholesale Trade ND ND
Total 1,391 100% 1,688 100% 3.9%

Note: Total employment includes employment numbers for industries that were not disclosed (see below), and will be higher than the
sum of employment in the industries reported above.

ND: Not disclosable; data do not meet Bureau of Labor Statistics or Colorado Department of Labor & Employment disclosure
standards. As such, the sum of the employment numbers given for each industry will not equal the total.

All figures for 2017 are preliminary, and could be revised in the future by BLS.

Source: U.S. Bureau of Labor Statistics, Quarterly Census of Employment and Wages

Most jobs in Ouray County are in the service sector. In 2016, over half of all jobs in Ouray County
were in the service sector. Together, employment in these industries (wholesale trade; retail
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